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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS FOR
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 12th August 2010  
Time:  6.30 p.m. 

Place:  Committee Suite, Trafford Town Hall

	
	A G E N D A                      PART I
	Enclosure
No.
	Proper Officer

under L.G.A., 1972, S.100D (background papers):



	1.
	ATTENDANCES
To note attendances, including Officers, and any apologies for absence.


	
	

	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 8th July, 2010. 

	
[image: image2.emf]PDC Agenda Item 2 -  Minutes 08/07/10


	

	3. 
	ADDITIONAL INFORMATION REPORT
To consider a report of the Chief Planning Officer. 

	To be

Tabled 
	

	4.
	APPLICATIONS FOR PERMISSION TO DEVELOP ETC.
To consider the attached reports of the Chief Planning Officer. 
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	5. 
	APPLICATION FOR PLANNING PERMISSION 74747/FULL/2010 – THE GOVERNING BODY OF ST. AMBROSE COLLEGE – ST. AMBROSE COLLEGE, WICKER LANE, HALE BARNS. 
To consider the attached report of the Chief Planning Officer. 

	
[image: image5.emf]PDC Agenda Item 5 -  74747 - St. Ambrose College


	

	6.
	URGENT BUSINESS (IF ANY)

Any other item or items (not likely to disclose "exempt information") which by reason of special circumstances (to be specified) the Chairman of the meeting is of the opinion should be considered at this meeting as a matter of urgency.


	
	

	
	JANET CALLENDER 
Chief Executive 


	
	

	
	Contact Officer:  Miss Michelle Cody 

Extn.:   2775
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COUNCIL




_1342352465.doc
		WARD: 


Davyhulme East

		74564/FULL/2010




		DEPARTURE: No





		ERECTION OF A HOTEL BUILDING OF 16 STOREYS IN HEIGHT (WITH AN ADDITIONAL MEZANNINE LEVEL ABOVE GROUND FLOOR) INCORPORATING AN INCREASE OF 18 BEDROOMS (A TOTAL OF 230 BEDROOMS) AND REDUCTION IN THE OVERALL HEIGHT OF THE BUILDING (REDUCED BY 6 METRES) FROM THAT APPROVED UNDER LPA REF. H/69777, TOGETHER WITH GUEST ONLY HEALTH SPA/LEISURE FACILITY, A FUNCTION/CONFERENCE SUITE, MEETING  ROOMS, A BAR LOUNGE, CAFÉ AND RESTAURANT TOGETHER WITH ADMINISTRATION, SERVICING, AND STORAGE AND ASSOCIATED BRIDGE ACCESS LINK, CAR PARKING AND LANDSCAPING WORKS.





		Land at Parkway, Junction 9 of M60 and Southern Boundary of Trafford Centre





		APPLICANT:  Peel Investments (Leisure) Ltd





		AGENT: Turley Associates





		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT
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SITE


The application relates to an undeveloped triangular shaped site measuring 1.76 hectares situated to the north of Junction 9 of the M60.  The site primarily comprises scrub vegetation with a number of small trees at its north west corner.  It is generally flat with a totem sign for the Trafford Centre at its south east corner. The M60 is elevated (approximately 10m above ground level) as it passes the application site providing an aerial view of the site.  Landscaping along the side of the motorway provides an element of screening to passing motorists, however during the winter months it is clearly visible.    


Immediately adjoining the site to the north is a strip of land which is grassed with a line of mature trees along its north and south boundaries.  This safeguarded strip belongs to United Utilities, under which runs the Thirlmere Aqueduct.  Beyond this, to the north and west is car parking for the Trafford Centre.  To the east, the application site is adjoined by Parkway.  Beyond Parkway is Barton Clough Primary School.  To the south, on the opposite side of the roundabout are a mix of residential properties, including two storey semi-detached properties and Circle Court a 15 storey apartment block.  The motorway divides these into two separate areas, Stretford and Urmston.  To the south west on the opposite side of the M60 is Kingsway Primary School and the George Carnall Leisure Centre.  To the west is Egerton High School and an area of terraced and semi-detached properties. 


PROPOSAL


A previous planning application (Ref. H/69777) for a 211 bedroom hotel on this site was reported to committee members in February 2009.  Committee members resolved at this meeting, to approve the planning application subject to the completion of a legal agreement covering financial contributions.  The legal agreement was completed and the decision notice issued in April 2009.  A minor amendment was subsequently agreed by officers for internal alterations to the building which resulted in the creation of one additional bedroom (increasing the total for this earlier application to 212 bedrooms) and the addition of a mezzanine floor.  This permission has not been implemented.


Since this earlier planning application, the intended hotel operator has changed and the applicant has submitted this planning application to amend the design, layout and to increase the number and size of bedrooms in order to meet the specific requirements of the new hotel operator.  The hotel operator is Hilton, an internationally recognised 5 star service facility.  The building would still be situated on the same approximate footprint on the site and the car park arrangements and architectural design are generally the same as the previous application.  The principal differences between this current application and the earlier approved scheme are as follows:


· Additional level of bedroom accommodation added on top of the tower (increasing the total number of bedrooms from 212 to 230).  However, the overall height of the building has reduced by 6m from 60.9m to 54.8m as the floor to ceiling height of each floor has reduced from 3.5m to 2.9m (covered in Paragraphs 13, 19, 20, 21 and 22).  

· Introduction of seating areas to some bedrooms to meet necessary 5 star operator requirements.  This has resulted in a slight increase in the size of the tower at its north and south corners (covered in Paragraph 13);


· Increased staff facilities and back of house area to cater for a 5 star operation;


· Introduction of bridged vehicular access into hotel site from Trafford Centre site to meet United Utilities requirements for crossing aqueduct. Alterations to car park layout and landscaping (covered in Paragraph 16).

· Elevation alterations to base podium on south elevation facing motorway (covered in Paragraph 11).

As with the previous planning application, the proposal will comprise a triangular shaped two storey base podium, which broadly follows the alignment of the site boundaries.  This podium will comprise a reception and lobby for the hotel, a bar and lounge area, function and meeting room facilities, health and fitness facilities for guests of the hotel and administration staff and kitchen areas.  It will be clad in a mix of reconstructed stone panels and glazing with brise soleil. Above the main entrance is a projecting glazed canopy.  A terrace with seating would extend over part of the podium roof; and part will be laid out as a green roof.   


Above the podium, a 14 storey oval shaped tower will rise upwards. The elevations of this element will be full glazed with some coloured glazing.  Balconies wrap around the elevations of this tower and a metal frame with an inclined column would extend the full height of the development on its southern elevation.  This feature creates a twisted appearance to the building.  The top floor penthouse will be recessed with a large terrace area.  


Within the site, 73 car parking spaces are proposed to the north of the building (of which 18 are designated for disabled persons) and boundary landscaping extends to all sides.  An ‘ecology’ pond is proposed to the north east and plant/service equipment and a service road is situated to the south.  The main entrance to the hotel is on the north elevation of the building.  As with the previous application, the vehicular access to the site is from the existing Trafford Centre car park across the United Utilities corridor, however as stated above the design of the access road has now changed and it will form a bridge over the aqueduct.  The application site also includes a strip of land to the north of this corridor which will be planted with mature trees.  The development will be designed to meet the requirements of a five star branded hotel operator.


In most respects the scheme is unchanged from the last permission.  As this is a full planning application, the report must cover all aspects of the development.  However, it is indicated above where each of the proposed amendments is addressed within the report.  The policy context for hotel applications has also changed since the last application was determined with the publication of PPS4 and this is covered within the Principle of Development section below (Paragraphs 1-8).  

REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006.  

PROPOSALS MAP NOTATION 


Protected Linear Open Land


Wildlife Corridor


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


OSR6 – Protected Linear Open Land


ENV5 – Community Forest


ENV7 – Nature Conservation 


ENV10 – Wildlife Corridor


ENV11 - Nature Conservation and Assessment of Development


ENV15 – Community Forest


ENV16 – Tree Planting


TCA1 – Trafford Centre and its Vicinity


T9 – Private Funding of Development Related Highway and Public Transport Schemes


T17 – Providing for Pedestrians, Cyclists, and the Disabled


D1 – All New Development


D2 – Vehicle Parking


E6 – Tourism Related Development

RELEVANT PLANNING HISTORY

H/45600 – Display of one externally illuminated freestanding 3 sided sign incorporating non-illuminated individual tenant display panels.  Approved with conditions  5 June 1998.  


H/45649 – Construction of bridge over the easement and pathway to form emergency pedestrian access to parkway, landscaping of the site.  Approved with conditions  13 July 1998.


H/69777 - Erection of a hotel building of 15 storeys in height to provide 211 bedrooms, incorporating a guest only health spa/leisure facility, a function/conference suite, a bar lounge, cafe and restaurant together with administration, servicing, and storage areas and associated access, car parking and landscaping works.  Approved 23 April 2009.

APPLICANT’S SUBMISSION 


The applicant has again submitted a portfolio of documents in support of the planning application which includes a Planning Statement, Ecological Survey and Report, Design and Access Statement, Transport Statement, Flood Risk Assessment, Ground Investigation Report and Market Demand Assessment.  A range of CGI visuals have also been provided from various viewpoints.  The main documents are summarised below:


Planning Statement


· The proposed development would make beneficial use of a vacant and neglected site in an accessible urban location;


· The hotel would meet an outstanding need for additional bedroom accommodation in the local out-of-centre hotel market area and provide an appropriate scale of development on the only suitable available and viable site in this catchment area;


· The proposal would provide a landmark building for a five star hotel operator and would have clear economic benefits for the local economy;


· The proposal complies with policy in the newly published PPS4.


Transport Statement


· The site is reasonably well located in terms of bus connections with a number of services running along Barton Dock Road and from the Trafford Centre Bus Station;


· 73 car parking spaces provided within the site will cater for the majority of demand for the hotel.  Overflow car parking within the Trafford Centre will meet any additional  demand;


· Development traffic, assuming worst case scenario on the A5081 Parkway, is minimal and likely to be within the day-to-day variations of traffic flows on this road.  The impact on the M60 and Junction 9 will also be insignificant.  


Ecological Survey and Report

· The site has limited ecological interest with plant species that are common and widespread in urban areas.  The isolated location and the surrounding highways and car parks have severely limited its potential wildlife value;


· Proposed biodiversity enhancement proposals will enhance the wildlife corridor function of the site and provide new and enhanced habitats for increased numbers of flora and fauna.  


CONSULTATIONS


Built Environment (Drainage): Conditions relating to drainage should be imposed including one which states that the emptying/cleaning of the swimming pool should be limited to 5 litres/sec.

LHA: In accordance with the Council’s Car Parking Standards the provision of 633 car parking spaces are required.  Whilst these car parking space standards are seen as a maximum, the 73 car parking spaces proposed falls well below this requirement.  The applicant states that the Trafford Centre overflow car park will be available. However, concern remains that at peak times such as Christmas or when special events are taking place in the Trafford Centre car park that there could be insufficient car parking available for the Hotel.  The applicant has submitted a car park management plan indicating that sufficient car parking capacity for the hotel will be reserved for hotel use in peak times.   On this basis there is no objection to the proposal on highways grounds.   


Renewal and Environment Protection: The application site falls within Trafford’s Air Quality Management Area.  The applicant should agree in writing with the Pollution and Licensing Section measures to mitigate the exposure of occupants of the development to poor air quality.  The applicant should also ensure that internal noise levels within bedrooms are reasonable providing appropriate resting/sleeping conditions as defined within BS8233. 


The site is situated on brownfield land.  The applicant has submitted a Ground investigation report which is acceptable however it refers to the need for further gas monitoring.  A condition is therefore recommended in this respect.


Strategic Planning and Development: Comments have been incorporated into the Principle of Development Section below.


Economic Development: Any comments will be included in the Additional Information Report.


Highways Agency: Any comments will be included in the Additional Information Report.

Environment Agency: No objection in principle, subject to conditions requiring measures in the submitted Flood Risk Assessment to be implemented and secured by way of condition.  


Greater Manchester Ecology Unit:  Comments remain unchanged since the previous application.  The site lies partly within a Wildlife Corridor in the Revised Trafford UDP.  An Ecology Assessment outlining mitigation and enhancement measures to ensure the integrity of the corridor is not destroyed has been submitted.  The measures outlined are generally acceptable subject to conditions requiring the use of native plant species in the landscaping scheme, no tree felling during the bird breeding season; provision of bird and bat boxes and the submission of a management scheme covering ecological mitigation and enhancement measures proposed.  Also note that one species used in the native woodland block is not a native species and this scheme should be amended.


Greater Manchester Police Architectural Liaison Unit:  State that car crime has been an issue at the other hotels in the vicinity of the Trafford Centre and the car park should have appropriate lighting and should be effectively monitored at all times.  Within the building appropriate security measures should also be introduced to provide security for legitimate users of the building.  The development should be built to a Secured by Design Standards and a condition should be imposed requiring the submission and agreement of crime mitigation measures.


United Utilities: The development is shown to be adjacent to/include our electricity distribution equipment and therefore it is essential that the applicant check that they are within their own land ownership and that United Utilities maintenance and/or access rights are maintained.


4NW: We note that the principle of the proposed development has been established by the previous planning approval ref. H/69777 and that this application represents revisions to that approval but no fundamental changes.  Therefore have no comments to make to this application. 


REPRESENTATIONS


3 letters of objection have been received from local residents.  The main points raised are summarised below:


· Do not need another hotel, there are already four hotels in this vicinity;


· Area is presently a wildlife site.  Where will this wildlife go when their habitat is destroyed;


· The Trafford Centre continually expands without a thought for residents in the area;


· All roads in local estates are continually blocked stopping access and egress to homes and access for Police, Fire and Ambulance;


· Visitors to the Trafford Centre continually park in local estates blocking drives and stopping through traffic;


· Due to insufficient parking the motorway is regularly blocked in both directions causing traffic mayhem and road rage;


· This is a hideous piece of architecture which will be completely out of place in its intended setting;


· This is a quiet residential area which deserves to be protected.  This is a hugely unpopular development - hence petitions and newspaper articles – why therefore is it being forced through?


· The proposal will result in increased levels of crimes as vehicles are left unattended for lengthy periods


· This is overdevelopment of the site.  A much more appropriate used would be planting of trees and shrubs to encourage birds and wildlife;


· The development will create huge amounts of dust, light and noise pollution.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The previous hotel application was assessed under PPS6 ‘Planning for Town Centres’ and Policy S11 of the Revised Trafford UDP.  However, PPS6 was replaced by PPS4 ‘Planning for Sustainable Economic Growth’ in December 2009.  The general thrust of the two documents is similar and PPS4 still states that commercial developments, including hotels, should be focussed towards town centres and sustainable locations.  The site is not within a designated town centre and in accordance with PPS4 (Policy EC17) the applicant must again demonstrate that the development is of an appropriate scale; that there are no more sequentially preferable sites; and that there would be no unacceptable impact on existing town centres.  The requirement to demonstrate the need for the development has been removed, nevertheless the applicant has submitted a Market Need Assessment which outlines the unmet demand for hotel accommodation in this area.  


2. The applicant’s supporting statements conclude that that there are no sequentially preferable sites in any nearby town or district centres which could accommodate this proposed hotel and that it is of an appropriate scale for the site and to meet the required demand and that it would not have any unacceptable impacts on existing town centres.  It is considered that the applicant’s supporting statements adequately address Policy EC17 of PPS4 and the issue of locating it outside a designated town centre.  


3. Policy EC10.2 of PPS4 introduces a requirement to assess all commercial developments against five impact tests including resilience to climate change accessibility; inclusivity and quality of design; economic and physical regeneration; and local employment.  


4. With regard to resilience to climate change, the applicant states that the building has been specifically designed to minimise carbon dioxide emissions by including a CHP and/or ground source heat, a green roof and building heat recovery system.   Modifications have been introduced to the current proposal to achieve an ‘Excellent’ BREEAM rating and this will be the first hotel in the UK to achieve this rating.  Overall, it is considered that the current hotel proposal has shown a clear level of commitment in this respect and complies with this aspect of Policy EC10.2a.  


5. In terms of accessibility, the application site is excellently located for the motorway and local highway network but is relatively remote from local bus services on Barton Dock Road and the Trafford Centre.  In terms of walking and cycling whilst the development is located close to a number of residential areas, the M60 and Parkway acts as a physical barrier to the site and there is only one pedestrian route linking the residential area of Urmston to the Trafford Centre.  However, the Trafford Centre will be within easy walking distance of the proposed hotel and future hotel guests are likely to walk between these two destinations.  The applicant also intends to prepare a Travel Plan to encourage access by other means to the car.  The principle of a hotel in this location has already been accepted under planning application ref H/69777 and in terms of traffic impacts, the increased traffic associated with the 18 additional bedrooms and other additional accommodation proposed does not raise material concerns.  It is therefore considered that the proposal complies with Policy EC10.2b.

6. The proposed hotel is a high standard of design with good quality materials and changes in the current planning application are modest and retain the key design elements of the original building design.  The proposal is therefore considered to be acceptable in this respect in compliance with Policy EC10.2c.


7. The proposal will attract a five star hotel operator (Hilton) to Trafford providing a boost to the local economy and Trafford’s image as a tourism and business destination.  The proposal will create over 100 new full time equivalent jobs in a range of skilled and manual posts and construction jobs during the development.  The proposal would therefore comply with Policies EC10.2 d and e.  


8. It is considered that the applicant’s PPS4 statement adequately addresses the issue of locating it outside a designated centre and the relevant criteria listed in Policy EC10.2.  On this basis the proposed hotel is considered to be acceptable in principle.  

IMPACT ON WILDLIFE CORRIDOR AND LINEAR OPEN LAND CORRIDOR


9. The site falls within a Wildlife Corridor and Protected Linear Open Land designations in the Revised Trafford UDP.  Policy ENV10 ‘Wildlife Corridors’ of the Revised Trafford UDP does not prevent new development within Wildlife Corridors but seeks to ensure that it contributes to their effectiveness whenever possible through appropriate siting/design of buildings and landscaping measures.  Whilst the development would occupy a large proportion of the site, there is a good degree of tree planting and landscaping proposed within the site and to the boundaries.  The applicant also proposes a number of habitat measures to enhance the wildlife biodiversity of the site.  In particular, the podium will have a green roof; an ‘ecology’ pond is proposed to the north of the building; and bird/bat boxes will be provided within the site.  The Greater Manchester Ecology Unit does not object to the proposals, subject to the submission and agreement of a detailed landscaping scheme and implementation of the habitat creation measures proposed. On this basis the proposal is considered to be acceptable in this respect in accordance with Proposal ENV10 of the Revised Trafford UDP.

10. Policy OSR6 ‘Protected Linear Open Land’ states that these areas shall be safeguarded as mainly undeveloped areas of open land in public and private ownership which will provide linear greenways for visual and access links. This site forms part of a linear tract of open land referred to as the North Trafford Linear Open Land.  The applicant maintains that the application site makes only a limited contribution to this designation.  It is accepted that it is inaccessible and isolated by the surrounding highways and motorway.  It is also seen primarily in the context of the Trafford Centre and Trafford Park developments to the north and has only a limited visual link with open space to the east or west.  Given the landscaping and habitat creation measures outlined above, the proposal is also considered to be acceptable in this respect.

DESIGN, LAYOUT AND EXTERNAL APPEARANCE

11. The proposed 16 storey hotel comprises a three storey podium at its base which would house the hotel reception area, meeting and conference rooms, leisure facilities and a bar and restaurant.  This base feature would be roughly triangular in shape following the boundaries of the site with curving elements and would measure approximately 13m in height and 93m in width.  The main entrance to the hotel is on the north elevation, facing the Trafford Centre car park.  This elevation would be clad in a combination of clear and coloured (light and dark green) vertical glazed panels.  A projecting glass canopy would extend over the main entrance and brise soleil would wrap around the glazing at first floor level, providing interest to the elevation and an element of protection on sunny days.  This element of the building has been designed to face inwards towards the Trafford Centre, with its back facing the surrounding highways.  The south and west elevations of the podium would be clad almost entirely in reconstructed stone panels.  Three large aluminium louvres are proposed on the west elevation extending across two floors of accommodation with the remainder of the elevation comprising three floors of horizontal strip aluminium framed windows. These horizontal strip windows continue around the south elevation.  The design and appearance of the south and west elevations differ considerably from the previous application and reflect internal alterations to the layout of the building.  The design of these elevations represent a slight improvement over the previous scheme, however  they would still be screened by raised landscaped bunds extending along the north side of the motorway slip road and the west side of Parkway.  The north elevation of the podium would therefore remain a clear focal point for this part of the building facing the vehicle and pedestrian site entrance from the Trafford Centre car park.   A green roof is proposed on the podium and this element will just be visible to passing motorists on the M60 helping to soften the appearance of this part of the building.  

12. Above the proposed podium, a fourteen storey oval shaped tower would project upwards.  This element would comprise 230 bedrooms with a service core on the west elevation.   All hotel bedrooms would face outwards and the elevations would be clad in vertical clear and coloured glazed panels with glazed balconies.  This tower element would extend over only part (centre) of the footprint of the podium base and would measure 22m in width and 50m in depth.  An inclined steel pole rises from the ground up the full height of the tower across its southern elevation.  This pole is linked to the main structure by the projecting balconies on each floor creating a twisted appearance to the building and making it appear to lean towards the roundabout.  The top ‘penthouse’ floor has a smaller footprint than the lower floors as it is recessed at its northern and southern ends.  

13. The main design differences on the tower between the current and previous planning applications is that the height of each floor has been reduced, reducing the space between each of the balcony projections which wrap around the elevations and the overall height of the building; and a large recess on the north and south elevations of the tower has been filled in (in part only) as a result of increasing the size of some of the bedrooms to meet the hotel operators requirements for more prestigious room types.  A small recess however is still retained on both elevations helping to retain the depth and interest to this part of the building.  These amendments are considered to be acceptable and would not materially alter the design and appearance of the hotel.  

14. Local residents have again raised concerns that the contemporary building design proposed would be out of keeping with the 1930’s and 1960’s residential properties to the south.  However, the proposal is identical in terms of its architectural style and design to the previous approved hotel application and is clearly separated from these residential properties by the M60 and Parkway. Instead the development would primarily be seen in the context of the neo-classical Trafford Centre development to the north west, and the 1960’s circle court development to the south east.  A similar contemporary design approach with curtain glazing was used on the 8 storey Venus office building to the west of the Trafford Centre and it is considered that this design approach has been successful in this context. 


15. Due to its position, the development will be seen from all sides.  The tower responds to this by providing active frontage around all sides of the building ensuring that there is no ‘rear’ elevation.   Furthermore, the projecting balconies which wrap around the elevations and the leaning column provide a good degree of interest and depth.  Vertical curtain glazing panels with elements of colour tie in with the proposed green roof and glazing used in the podium.  


16. The proposed vehicular and pedestrian access to the site will be bridged across the United Utilities corridor rising to a maximum height 2.4m above ground level then grading back to current ground levels within the site.  This bridged access has been introduced following lengthy discussions between the applicant and United Utilities to ensure the development does not damage the aqueduct.  Water and electricity services to the hotel will run along the underside of this bridge and will be enclosed with fencing.  The design and layout of this proposed bridged access is considered to be acceptable and will only be visible from within the Trafford Centre site, from where access to the site is gained. The car parking area will again be situated to the north of the building in two long parallel parking bays.  A drop off zone will be provided immediately adjoining the building for coaches and cars.  


17. The design, appearance and layout of the development are considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford UDP. 

VISUAL IMPACT ON SKYLINE 


18. The proposed development would extend to 16 storeys in height and would be situated adjacent to the roundabout of Junction 9 of the M60.  By virtue of its height, size, and position, the proposal would be visible from a wide area, and would be particularly prominent to passing motorists on the M60 and residential areas to the south, west and east.  


19. With the exception of the 15 storey Circle Court development on the opposite side of the roundabout, there are no other developments similar in size and scale in this locality.  The surrounding residential areas are characterised by two storey residential properties and similar low-scale civic buildings.  Extending along the north side of the M60 corridor, the Chill Factore, Trafford Centre, Barton Square and several tall office developments provide a different context which is considerably greater in scale.  However, the proposal at 54.8m in height (the current application differs from the previous application in that the overall height has been reduced by 6m dropping from 60.9m to 54.8m) would still be taller than these and the impact of the development would be emphasised by its relatively isolated position at the south east corner of the Trafford Centre complex, adjacent to the overflow car park.   It must therefore be considered whether a building of this height and size is appropriate in this context.  


20. Guidance published by CABE states that tall buildings in the right place and with the right design can make a positive contribution to the area and the skyline.  In particular, they should be of excellent architectural quality and designed in full cognisance of likely impacts on the immediate surroundings.  

21. The proposed hotel would be located at junction 9 of the M60 and will rise above the elevated motorway.  As with the previous application proposal, this building would act as a landmark feature to the Trafford Centre and Trafford Park Industrial Estate for passing motorists on the M60 and Parkway and would exemplify the modernist architectural ideal of a tower in isolation.  From these viewpoints the proposal is considered to be acceptable in terms of its design, height and siting.  However, it will also be clearly visible from residential areas to the south, west and east.  Residents objecting to the previous planning application raised concerns that the building will ‘stick out like a sore thumb’ and will be ‘imposing’ in the skyline.  As with Circle Court, it will dominate the skyline from these surrounding areas and will form a distinctive landmark.  However, due to its distance from the nearest residential properties and its position on the opposite side of the M60 and Parkway, it will not appear unduly overbearing.  Furthermore, with its contemporary design and use of high quality materials, the development would be considerably more attractive than Circle Court.  Skylines are constantly changing and whilst this development would be undeniably big, it has been carefully composed with attractive architectural detailing.  It is therefore considered that the building, due to its design and use of high quality materials would not unduly impact on the character of the surrounding area and is considered to be acceptable in this respect in accordance with Proposal D1 of the Revised Trafford UDP.  


IMPACT ON NEARBY RESIDENTIAL PROPERTIES

22. The nearest residential properties are situated to the south, on Audley Avenue (250m away), Lostock Road (250m away) and Kingsway (370m away).  Whilst the proposed hotel has been reduced in height from 60m.9m to 54.8m it will still be visible from windows within properties in these areas facing towards the development and from their garden areas.  However, at these distances it would not unduly overshadow properties or result in a significant loss of light.  Furthermore, the development would not appear overly intrusive and future guests of the hotel would not have a detailed view of these properties.  Only a small number of balconies (on the north west and south east elevations of the hotel) will be accessible to guests, further restricting views for hotel guests to the surrounding area.    


23. It is understood that the hotel will be lit at night and illustrative lighting schemes have been provided with the planning application.  These illustrations relate to the original building design and propose a range of alternatives using strip coloured lighting.  Any lighting scheme must be agreed with Council officers and the Highway Agency to ensure that it would not result in undue glare to local residents and passing motorists and a condition requiring the submission and agreement of a lighting scheme is therefore recommended below.  Furthermore, the strength/brightness of any future external lighting scheme will be controllable and can be varied to ensure that glare is not a problem to occupants of residential properties in the surrounding area.  

24. The applicant has submitted a Television Reception Survey with the planning application which identifies a number of properties to the south east which may potentially experience problems with television reception if the development proceeds.  The report also identifies a number of measures which can be introduced to address any such interference.   It is considered appropriate to attach a condition requiring the applicant monitor the situation and carry out remedial action where required to ensure these residents are not unduly affected. 


25. The impact of the development on the residential amenity of neighbouring properties is considered to be acceptable subject to appropriate conditions. The development therefore complies with Proposal D1 of the Revised Trafford Unitary Development Plan in this respect.


IMPACT ON LOCAL SCHOOLS


26. A local primary school and several local residents raised concerns during the previous planning application that the proposed development, due to its design, height and siting would provide future guests of the hotel with direct views over school playing fields, allowing them to watch children playing.  Overlooking to school playgrounds is a sensitive issue; however there are no advisory height restrictions for developments close to school playing fields or similarly children’s playgrounds. Notwithstanding this, as the closest school playing fields (Kingsway School) are situated approximately 115m from the proposed hotel, it is not considered that it would result in a significant loss of privacy or would raise safety concerns for nearby schools.


ECOLOGICAL IMPACTS


27. The applicant has submitted an Ecological Assessment which concludes that the site has only limited ecological interest and is colonised by common and widespread plant communities.  In particular, the site is covered by a mix of native and non-native woodland trees (area measuring 290sq.m) and grassland/scrub vegetation (area measuring 10,300sq.m).  A large proportion of these two habitats would be lost as a result of the development, and a number of habitat enhancement measures are proposed to mitigate for this loss.  This includes planting a new woodland area, measuring 1,850sq.m on the opposite side of the United Utilities easement (currently hardstanding) and sowing 3,000sq.m of species rich wildflowers and grassland.  A pond will also be created to the north of the hotel with marginal planting (measuring 540 sq.m); a sedum roof is proposed on the podium and bird/bat boxes will be installed within the site.  The mitigation measure are aimed at attracting specific bird species which have become uncommon in the Greater Manchester area and which are being targeted through national, regional and local initiatives.  The Greater Manchester Ecology Unit have confirmed that the proposed development is acceptable subject to conditions requiring the use of native plant species in the landscaping scheme; no tree felling during the bird breeding season; the provision of bird and bat boxes and submission of a management scheme covering the ecological mitigation and enhancement measures proposed.


CAR PARKING AND ACCESS ARRANGEMENTS


28. The Council’s car parking standards as set out in the Revised UDP state that 633 car parking spaces (maximum) should be provided for a development which includes 230 hotel bedrooms and conference/meeting room facilities for up to 500 people. The applicant proposes only 73 car parking spaces within the application site, and whilst this is 3 more than proposed previously, it is still well below this requirement.  However, the applicant again states that the Trafford Centre overflow car park will be available when needed and the use of this area will be managed in peak times.  The LHA have raised concerns that on recent site visits there has been evidence of parking on paths and traffic islands within the Trafford Centre car parks at the busiest times and the proposed hotel would only compound these issues further.  Furthermore, information submitted by the applicant states that the overflow car park adjoining the site was fully occupied on 16 days during 2007.   However, the LHA conclude that as the site is accessed from the Trafford Centre and that there are only limited residential properties in close vicinity, the proposal is unlikely to result in harm to residential amenity.


29. The site has poor pedestrian links to the surrounding residential areas and it is relatively remote from bus services at the Trafford Centre and along Barton Dock Road.  The applicant has submitted a draft Travel Plan with the application however the LHA have requested that the applicant review the submitted Travel Plan incorporating measures to promote sustainable travel to the site.  This matter will be covered by condition.  


30. The applicant’s Transport Statement states that the proposed increase in the number of bedrooms proposed (18 additional) would not significantly would have only a minimal impact on both Junction 9 of the M60 and Parkway and would not be noticeable within day to day variations of traffic flows on these roads.  The proposal would not therefore have a significantly detrimental impact on the surrounding highway network in this respect and the LHA do not object to the proposal on this basis.   


31. The application is therefore considered to be acceptable in this respect subject to   Revised Trafford UDP.


DEVELOPER CONTRIBUTIONS 


32. The Council’s SPD, ‘Developer Contributions to Highway and Public Transport Schemes’ was adopted on 6 March 2007 and applies to all major developments such as this. Contributions will be used by the Council and GMPTE to implement public transport and highways improvement schemes within the locality of the new development. The site falls within an ‘Accessible’ area as defined by the SPD and therefore the relevant contribution based on the floorspace of the development would be £134,643.00. This would be split between a highway network contribution (£46,026.00) and a public transport contribution (£88,617.00).  If committee members resolve to grant planning permission, this matter should be secured through a S106 legal agreement.


33. The Council’s SPG29 – ‘Developer Contributions towards Red Rose Forest’ was adopted in September 2004 and seeks to further the establishment of the Red Rose Community Forest. Under the terms of this guidance, the development falls within a category for which a financial contribution towards off-site tree planting is normally appropriate.  In this case, the size of the development would create a requirement for the provision of 230 trees.  The applicant intends to accommodate these trees within the site and a financial contribution will not therefore be sought in this respect.   


CONCLUSION 


34. The application seeks consent for a 16 storey hotel building on a small undeveloped site adjacent to Junction 9 of the M60.  A planning application of a 15 storey hotel building in the site was granted in April 2009 and this application seeks consent for minor changes to this earlier permission.  Whilst the changes may be relatively minor, as this is a full planning application all relevant planning matters have been revisited in this report.  

35. The site currently forms part of the North Trafford Linear Open Land and a Wildlife Corridor.  However, its contribution to both designations is limited in its present form and the proposed development is considered to be acceptable subject to the implementation of a range of habitat creation measures and a detailed landscaping/tree planting scheme.  The applicant has also submitted information justifying the principle of a hotel in accordance with PPS4.  This information has been assessed and is considered to be sound.  The principle of the proposed development is therefore considered to be acceptable.     

36. This 16 storey building is situated on a relatively open site and there are no buildings in close proximity.  Due to its height, it will dominate views along the M60 and will interrupt the residential skyline.  However, this is considered to be an appropriate location for a tall building, providing a gateway feature to Trafford Park.  The proposal would not result in a significant loss of privacy or appear unduly overbearing to occupants of nearby residential properties and local schools and concerns regarding television reception can be addressed by condition.  Suggested conditions also require the applicant to implement a car parking management scheme and provide a detailed Travel Plan.    It is therefore considered that the proposal is acceptable and complies with the relevant policies of the Revised Trafford UDP.  As such the application is recommended for approval subject to the completion of a legal agreement securing a financial contribution towards Highway Network and Public Transport Improvements. 

RECOMMENDATION: MINDED TO GRANT

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement be entered into to secure a total financial contribution of £134,643.00 to be split as follows:


· £46,026.00 towards Highway Network Improvements, and 


· £88,617.00 towards Public Transport Improvements.

(B) That upon completion of the legal agreement referred to at (A) above, planning permission be granted subject to the following conditions:-

1. Standard condition;


2. Materials condition;


3. Landscaping condition;


4. Landscape maintenance condition;


5. Approved Plans condition;


6. Provision of access facilities condition 2;


7. Retention of access facilities condition;


8. Surface water drainage condition;


9. Submission of Lighting Scheme;


10. The applicant shall with regard to television reception, provide the Local Planning Authority with studies that:


a) Identify, before the development commences, the potential impact area in which television reception is likely to be adversely affected by the development.  The study shall be carried out either by the Independent Television Commission (ITC), or by a body approved by the ITC and shall include either an assessment of when in the construction process an impact on television reception might occur.


b) Measure the existing television signal reception within the potential impact area identified in a) above before development commences.  The work shall be undertaken either by an aerial installer registered with the Confederation of Aerial Industries or by a body approved by the ITC, and shall include an assessment of the survey results obtained. 


c) Assess the impact of the development on television signal reception within the potential impact area identified in a) above within one month of the practical completion of the development or before the development is first occupied, whichever is the sooner, and at any other time during the construction of the development if requested in writing by the Local Planning Authority in response to identified television signal reception problems within the potential impact area.  The study shall identify such measures necessary to maintain at least the pre-existing level and quality of signal reception identified in the survey carried outlined in b) above.  The measures identified must be carried out either before the building is first occupied or within one month of the study being submitted to the Local Planning Authority, whichever is the earlier.  


Reason.  To provide an indication of the area of television reception likely to be affected by the development to provide a basis on which to assess the extent to which the development during construction and once built will affect television reception and to ensure that the development at least maintains the existing level and quality of television signal reception, as advised in Planning Policy Guidance Note 8 Telecommunications, having regard to Proposal D1 of the Revised Trafford UDP.  

11. Implementation of habitat creation measures outlined;


12. Submission of 10 year management strategy for ecological mitigation measures;


13. Travel Plan condition;


14. Implementation of agreed management scheme for overflow car park;


15. Acoustic and Air Quality protection measures for hotel;


16. Crime prevention measures condition;


17. Gas risk assessment condition;


18. Environment Agency surface water drainage;


19. Outside storage condition;


20. Hackney carriage rank condition;


21. Compliance with submitted Flood Risk Assessment;


22. Bird Breeding season.


VM
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SITE


The site comprises a currently vacant site at the junction of Marsland Road and Georges Road, Sale. Its last known previous use was for Car Sales, which was preceded by a car wash and historically, a petrol filling station. It is rectangular in shape measuring an area of 581m2 with accesses from both Marsland Road and George’s Road.


Immediately adjoining the site to the west of Marsland Road is a small row of three storey Victorian terraced properties with commercial units at ground floor and residential units at first floor. The property immediately adjoining the site is occupied by a restaurant. To the east, on the opposite side of the junction with George’s Road is a large detached property that has been converted into flats with smaller semi-detached properties continuing along Marsland Road beyond. Adjoining to the South are the residential properties of George’s Road, whilst a variety of commercial properties are located to the north on the opposite side of Marsland Road.


Also immediately opposite the site at the junction of Marsland Road and Wardle Road is a small car repair garage.


PROPOSAL


The application is a re-submission of a proposal approved under planning application ref. H/70367 to incorporate elevational changes to the proposal including an increase in the height of the service bays by 500mm in order to fully accommodate vehicles and amendments to the first floor to provide more storage. All matters relating to the principle of the development, the building footprint and noise were established by the previous application and are not proposed to be altered.


The proposal itself is for the erection of a part single, part two storey building for use as a car service and MOT centre after demolition of the existing building and associated hardstanding and car parking. It is to operate from 08.30 to 17.30 Monday to Friday inclusive and from 08.30 to 13.00 on Saturdays. It will not be open for business at any time on Sundays or Public and Bank Holidays and there are to be 5 full time members of staff and 1 part time.


The building itself will be L-shaped and have a footprint of 204m2. It is to be located flush with the Western boundary of the site and project from front to back the depth of the site, a distance of 17m. The two storey element is to be flush with the Marsland Road frontage and have a width of 9.9m and will accommodate the reception and WC area of the building with the office and a small storeroom at first floor. The three MOT and service bays are sited to the rear of this. The remainder of the site is occupied by the car park and landscaping area and is delineated by a 2m high paladin fence that is to be retained.


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


Local Shopping Centre

PRINCIPAL RELEVANT ADOPTED REVISED UDP POLICIES/ PROPOSALS


S10 – Local and Neighbourhood Shopping Centres


D1 – All new Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

H/45115 – Change of use from petrol filling station to display cars for sale (Total 20 spaces) and provision of customer car parking spaces. Approved with conditions 1 April 1998


H/66765 – Erection of temporary galvanised paladin steel mesh fencing to a maximum height of 2m. Approved with conditions 29 May 2008.


H/70367 – Erection of a part single, part two storey car service MOT centre after demolition of the existing building. Approved with conditions 18 June 2009.


APPLICANT’S SUBMISSION 


Relevant detail addressed in the Observations section of the report


CONSULTATIONS


Local Highways Authority – No objection subject to the amendment of space no.10 as marked on the plan to a width of 2.4m.


Environmental Protection – No comments received to date but no objections raised to previous application.


Built Environment – No objection


REPRESENTATIONS


Seven letters of objection have been received from the occupiers of Wardle Road and Georges Road. Concerns may be summarised as follows;


· The application proposes an insufficient level of parking.


· The proposed use and buildings are out of character with the surrounding residential area.


· The size of the site is inadequate for the proposed business and the number of vehicle trips it is likely to generate.


· There would be an increase in noise disturbance from the activities on site.


· The proposal will result in an increase in congestion on an already busy road.


· The proposal will exacerbate existing on street parking pressures in the surrounding area such as those caused by Sale Grammar School nearby.


· The proposal will result in queuing during rush hours on Marsland Road.


· The parking spaces are badly laid out with parking space no.10 obscuring one of the service bays.


· The proposed development will exacerbate existing anti-social behaviour problems.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application proposes a part single, part two storey building for use as an MOT and service centre for private motor cars. The application site forms part of the Marsland Road Local Shopping Centre and is therefore subject to the criteria of Proposal S10 (Local and Neighbourhood Shopping Centres) of Trafford’s Revised Unitary Development Plan (UDP). Within such areas, the UDP allows for new retail development that is of a scale appropriate to the size of the centre.

2. The policy refers specifically to retail development within such centres and the application is for an MOT and service centre. However, the site is located on the edge of the Local Shopping Centre and is small relative to the size of the Centre. Furthermore, the dominant use within the Centre remains A1 with a small number of A3 and A5 uses. This site has a history of similar uses such as a petrol station and a car wash and as such will not result in the loss of an existing A1 use and is not therefore considered to contribute to the erosion of the vitality and viability of the Centre. Taking account of all the above factors, there are no objections in principle to the proposal.

RESIDENTIAL AMENITY

3. There are residential properties adjoining the site to the south and to the east on the opposite side of Georges Road. In terms of its physical impact, the building is to be relatively modest. It is a part single, part two storey building with the two storey element being located to the north of the site, 11.2m from the boundary with the nearest residential properties, 2 and 4 Georges Road. It is located along the western edge of the site, adjacent to the existing commercial properties fronting Marsland Road on a similar footprint to the building which previously occupied the site. 

4. Where the building adjoins the southern boundary, it is to have an eaves height of 4m at it’s highest point with a monopitch roof angled at 15° (amended from 10° on the previous scheme) pitching away from the boundary and it is to project along the entire northern boundary of the rear garden to the adjacent properties 2 and 4 George’s Road. Whilst it is recognised this is higher than the existing boundary wall, it will be only 4m in height and located 6.3m from the nearest part of the dwelling to the south. Although the site is currently vacant, it could be brought back into use as a car sales garage without the need for planning permission and the area adjacent to 2 and 4 Georges Road could be used for commercial activity could be detrimental to the amenities of those adjoining the site.

5. The positioning of the main building, it’s height and it’s distance from the properties on George’s Road, coupled with the fact that the proposal is located to the north of these properties will result in a development that will not have a serious detrimental impact on the residential amenity of the adjoining properties to the South from overshadowing or an overbearing impact and should act as a barrier to any activity that will take place on the site. The increased roof pitch of the MOT bay will result in the roof being slightly more visible than it was previously, however the extent that this is likely to impact on the amenities of the adjacent residential properties will be negligible and it is not considered a refusal of planning permission could be sustained on these grounds.

6. The residential properties to the east are located on the opposite side of the junction with George’s Road and are located approximately 35m from the nearest part of the proposed building, a distance considered such that the physical structure of the building is unlikely to have any detrimental impact on the residential amenity of these properties.

7. Noise nuisance from car repair uses can also result in loss of residential amenity for local residents. In order to mitigate against this, it is recommended a condition be attached to any planning permission requiring a suitable scheme of noise insulation be incorporated into the structure of the MOT bay to minimise noise breakout and reduce nuisance to local residents. Furthermore, all workshop and MOT doors should remain closed whilst work involving the use of power tools and equipment is undertaken.

DESIGN/STREET SCENE


8. The proposed building is located on a corner plot and the end of a row of three storey Victorian Terraced properties. The building is fundamentally modern in character with certain elements being dictated by the operational requirements of its proposed use. However, the Marsland Road frontage has been designed to complement the character of the buildings that immediately adjoin the site.

9. The footprint and height of the building give it an essentially vertical presence, with the introduction of the two storey bay window, the window design and use of cladding within the brickwork elsewhere on the frontage compounding this. The brick pillars on either side of the bay serve to appear as pilasters such as can be seen on more traditional shop frontages whilst helping to break up the uniformity of the brickwork on the Marsland Road frontage.


10. The blend of modern and traditional materials also takes account of the properties surrounding the site with the bulk of the proposal being clad in brick and render. This is broken up by the use of glazing and cladding to tie the materials in with the proposal’s modern design and its proposed function. The combination of this results in a proposal that is to be a modern building that does not attempt to replicate the buildings that surround it but fundamentally acknowledges and references them as key features within the scheme such as the raised eaves line matching through with that of the adjacent property.


11. The south facing façade is also to be constructed of brick, a material that will help to soften the impact of the development on the occupants of these properties, particularly given that the existing boundary treatment is also constructed of brick. The use of appropriate materials may be ensured through a suitably worded planning condition. Although the general arrangement of the materials and the shape of the roof has changed from the previously approved application, these changes are minimal and the fundamental design approach has been retained.


HIGHWAYS/PARKING


12. Vehicular access is to be retained from the existing entrance on George’s Road and off street parking has been provided for 10 vehicles, whilst the Council’s standard would normally require 11 parking spaces for a development of this size. However, it is noted that a number of objections have been received raising concerns about on street parking and highway safety.


13. It is recognised that sites operating as MOT and car repair facilities can create parking overspill on local roads and that there are existing pressures in the vicinity of this site. However, it is considered that a shortfall of one space would not result in a significant impact in terms of highway safety or residential amenity. Furthermore, were the existing lawful use of the site to be brought back into operation, it would be likely to result in vehicle movements that at best would be similar to those created by this proposal. Given the limited size of the proposed parking spaces and manoeuvring space, it is recommended that a condition should be attached to limit the use of the servicing (and MOTs) of private cars only rather than large commercial vehicles.


RED ROSE FOREST/TREE PLANTING


14. The proposal being for the erection of new commercial floorspace means there is a requirement for trees to be planted on site at a rate of 1 per 80m2. Given that the floor area of the proposal is to be 220m2 this would require the provision of three trees. There is a landscaped buffer to be provided along the east boundary to the site and in the north east corner of the site where trees can be accommodated and the applicant has indicated they are willing to do so. As such, no financial contributions will be required to Red Rose Forest.


CONCLUSION


15. The proposal is for the erection of an MOT and service centre on a site that is currently vacant and has been for a number of years, but has previously been occupied by a petrol filling station, a car wash and a car sales garage. The introduction of this use will have no detrimental impact on the overall vitality and viability of the Local Shopping Centre within which it is located and has been designed in such a way that the building will have no serious detrimental impact on the amenity of the surrounding residents. Noise emissions may be controlled through an appropriate attenuation scheme and the parking proposed is of a level that is satisfactory for the size and type of development. Taking account of the above alongside the fact that this proposal provides the opportunity to bring back into effective use a vacant site, it is recommended the application be approved.

RECOMMENDATION: Minded to GRANT subject to conditions

1. Time Limit


2. Material Samples


3. Landscaping scheme including the provision of three trees


4. Landscaping maintenance scheme


5. Hours of operation restricted to 08.30-17.30 Monday – Friday and 08.30 – 13.00 on Saturdays.


6. Scheme of noise insulation to be submitted.


7. Workshop doors to be kept closed during the operation of power tools and equipment.


8. The development hereby approved shall be used solely to service private cars only unless otherwise agreed in writing by the Local Planning Authority.


9. Compliance with revised plans.

RM
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SITE


The application relates to a plot of land within the existing rear garden of a large semi-detached Victorian property at 4 Western Road. The relatively long rear garden of the existing property extends for a length of approximately 39m to the north of the house and the rear section of this garden borders onto Wyndcliff Drive to the east.  


The plot that forms the application site measures approximately 11m in depth and approximately 25m in length along the Wyndcliff Drive frontage. The site would comprise of the rear section of the garden, which is lawned and the site of an existing detached double garage and driveway, which is accessed from Wyndcliff Drive. The existing garage building is relatively modern and is constructed of brick and tiles with a pitched, gabled roof. The garage building measures approximately 5m x 6m in area and 2.15m in height to the eaves and 3.7m in height to the ridge.


Wyndcliff Drive is a cul-de-sac and there is no vehicular access beyond the southern end of the application site. A tarmac surfaced public footpath runs from the end of Wyndcliff Drive along the eastern side of number 4 Western Road through to Western Road. 


The site is surrounded by other residential properties on all sides with a bungalow to the north and inter-war semi-detached two storey houses on the opposite side of Wyndcliff Drive.   


There is approximately 1.6m high timber fencing to the western boundary with the neighbouring garden of number 6 Western Road. There are also a number of plants and shrubs along this boundary and some small trees within the garden of number 6. 


There is approximately 2m high ivy covered fencing to the northern boundary with the adjacent bungalow, dropping to approximately 1.8m high fencing further forward towards the road. 


There is approximately 1.6m high concrete post and green plastic wire fencing to the Wyndcliff Drive frontage with shrub planting to the rear of this.


There are two small trees within the lawned garden area in the southern part of the application site.  


PROPOSAL


The application proposes the demolition of the existing garage and the erection of a detached three bedroom bungalow with a new vehicular access.


Two bedrooms, a living room, a kitchen / dining area, a hall and a bathroom would be provided ion the ground floor and a third bedroom and storage space would be provided on the first floor.


The new vehicular access would be formed at the southern end of the Wyndcliff Drive frontage and an attached garage would be provided at this end of the property.


The building would be roughly L-shaped and, including the garage section, would be approximately 15.9m in length along the Wyndcliff Drive frontage. The main section of the dwelling would be approximately 7.9m in depth and 9.5m in length and would be approximately 2.8m in height to the eaves and approximately 5m in height to the ridge. At the southern end of the property, the section of the bungalow containing the garage and dining area would drop down to approximately 2.3m to the eaves and 3.5m to the ridge and would be set back from the main frontage.


The dwelling would be sited at a slight angle to the road. The main part of the dwelling would be positioned between approximately 1.2m and 2.2m from the road frontage with bay window elements projecting forward of this line (to within approximately 0.8m on the southern bay). 


The main orientation of the dwelling would be towards the rear (western) boundary of the site, facing the garden of the adjacent dwelling, number 6 Western Road, with main bedroom, kitchen and dining room windows in this elevation. The dwelling would be positioned between approximately 1.2m and approximately 3m of this boundary. The dwelling would contain windows on the three other elevations with a main living room window at ground floor level and a main bedroom window at first floor level on the south elevation facing the existing dwelling at number 4 Western Road. The living room and bedroom windows in the bays on the Wyndcliff Drive frontage would be high level with a sill height approximately 1.8m above ground level. It is noted that there is a discrepancy between the front elevation drawing (which shows a high level dining room window) and the internal layout plan (which does not show this). For the purposes of this report, it is assumed that the intention is that this window is proposed.


The building would be constructed in brick with timber and render detailing and concrete roof tiles. The roof would be partly hipped and partly gabled.  


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


The relevant Policies and Proposals of the Plan are as follows: -


D1 – All new development


D2 – Vehicle Parking


D3 – New Residential Development


H1 – Land Release for New Housing Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of other Land for Development

T6 – Land Use in Relation to Transport and Movement


ENV16 – Tree Planting


OSR7 – Improvement and Provision of Informal Recreation and Children’s Play Space Provision


OSR8 – Improvement and Provision of Outdoor Sports Facilities

RELEVANT PLANNING HISTORY


H/49535 – Erection of 1.5m high chain link fence, one pair of double gates and section of wooden fence to part of eastern boundary with Wyndcliff Drive – Approved – 8/9/2000


CONSULTATIONS


LHA: In their current form, the proposals are not acceptable on highways grounds.


To meet the Council’s standards, the provision of 3 parking spaces is required. However, the proposals provide just 2 parking spaces. Whilst there are no objections in principle to this provision, the driveway in front of the garage does not meet the Council’s dimension standards and therefore vehicles waiting to enter the garage will block the public highway, which is not acceptable. 


The proposals also make no parking provision for the existing dwelling house by demolishing the existing double garage block, which is not acceptable.  


Built Environment: No observations


GM Police Design for Security: No objections: -


There has been criminal damage to property alongside the passageway leading to Western Road.


The site is currently a narrow garden space and the proposed bungalow would have windows on its front elevation close to the street boundary.


It is recommended that the boundary to Wyndcliff Drive should be fenced using 1.5m railings / wall and gates in order to discourage unauthorized access and criminal damage. The detailed design of this boundary should not include features that would assist climbing or encourage sitting or loitering outside the property.


In other respects, the proposals are considered to be acceptable.


Environmental Protection: No comments received to date 


United Utilities: No objections subject to conditions: -


Surface water should not be allowed to discharge to foul / combined sewers and the site should be drained on a combined system. If surface water is discharged to the public sewerage system, UU may require the flow to be attenuated to a maximum discharge rate.


APPLICANT’S SUBMISSION

The applicant is the Executor of the late Mrs. M. E. Evans. Mrs. Evans died without family and, under the terms of the Will, some 19/23rds of her residuary Estate is being left for the benefit of various charitable bodies. It will be these charities that will benefit from the grant of any planning permission and not any family who are seeking to obtain a “windfall”. 


The design of the proposed dwelling is based on that of the adjacent property, 7 Wyndcliff Drive. It would be of similar visual appearance with the same ridge and eaves height and gabled bays on the front elevation. 

The development would fit its context in terms of the height, mass, scale, style and materials of neighbouring properties and would make good use of a previously developed site.

REPRESENTATIONS


Thirteen letters of objection (including four from one address and two from another address) and a petition of thirty nine names received, making the following comments: -


· The proposed development will have a negative impact on the character and appearance of the area as the current view is of gardens and greenery. 


· The proposed dwelling will overlook and result in a loss of privacy to houses on the opposite side of the road.


· Whilst there is currently a garage in this position, the proposed development will encourage further traffic and congestion in an already cramped cul-de-sac. 


· The development will make it harder for other residents to manoeuvre vehicles in and out of their properties. The end of the cul-de-sac is a small pedestrian alleyway that is extensively used by residents in the wider area as it is a short cut to local shopping facilities. An increase in traffic and a reduction in the potential manoeuvrability within the current space could have negative consequences for pedestrian safety.


· In 2008 planning permission was granted for the conversion of a garage at a neighbouring house into an extra room for that property. The garage is out of sight from most neighbouring properties and no extensions were proposed to the building. The permission was issued on the condition that the garage could not be used as a separate dwelling unit and the applicant was advised that it was highly unlikely that permission would be granted for a separate dwelling for a variety of reasons including traffic on the small cul-de-sac. Given this previous decision it would therefore be very disappointing if permission were now granted for a dwelling that is new build, in line of sight of neighbours and will undoubtedly lead to increased traffic. 


· It is stated that there would be a distance of 14.5m across the road to numbers 6 and 8. However, the site is actually opposite numbers 4 and 5. 


· The sectional drawing shows a dormer window in the roof but it is not clear on which part of the house this will be and this is not mentioned elsewhere in the application. The applicant should re-submit the plans with the correct information.  (The plans do not actually show a dormer window).


· The proposed front windows in the living room and bedroom 2 will be only 14.5m away from the front window of the property on the opposite side of the road whereas 21m is normally required across a highway. 


· The applicant has referred to the existing bungalow at number 7 as a benchmark for their design but they fail to mention that that property is 5m inside the boundary line and is 20m away from the semi-detached houses of numbers 2 and 3. This should also be a benchmark and a minimum of 20m across the highway should be enforced. 


· The proposed building angle to the road and the existing houses is not in keeping with the character of the area. As number 7 has been used as a benchmark, the building angle should mirror the angle of number 7 to keep the existing contours of the cul-de-sac. 


· The long rear garden of the existing property at 4 Western Road is in character with that house and all the other houses on Western Road. The proposal would reduce the back garden length to 12m. It involves the demolition of the existing double garage built less than six years ago and would leave the large family home with no vehicular access or off-street parking. There is insufficient space at the side of this property to create parking spaces and it is understood that the Council are opposed to the provision of parking areas in front gardens due to possible drain damage and cellar flooding amongst other objections. 


· The proposed plot is 272 square metres in area, although the application states that the design and layout of the proposed dwelling has been based on that of the adjacent dwelling at 7 Wyndcliff Drive. No.7 is a bigger plot of approximately 370 square metres and the bungalow on that plot is set well back from the road and at an angle to meet the privacy standard of 21m across a highway.


· No.7 is set 5.5m from the road at its nearest point in order to maintain privacy standards at the front. This is at the expense of any kind of rear garden for this property. The proposed dwelling is on a smaller plot and even though it is set back against the rear boundary, the front of the house will be approximately 1m from the road. There is also no pavement on this side of Wyndcliff Drive at this point. Even at its furthest, it will be only 2m from the road 


· The dwelling would be too close to the properties on the opposite side of the road and it seems likely that, with their windows open, the occupants of those dwellings would be able to hear music and TV from the living room of the new property.


· There is a “building line” across the front of the adjacent number 7 Wyndcliff Drive and this was adhered to when the occupant of 4 Western Road built the detached garage on this part of the site. The planning application mis-represents the garage as being further forward and beyond the building line of number 7. The new development would extend well beyond the building line (between 3.5, and 4.5m forward of the adjacent dwelling).There is also no room to push the building back within the plot. The forward projection of the proposed dwelling and its angle to the road and existing houses would appear completely out of character with the other properties on the road.


· The proposed dwelling is 27m from the windows of the existing house at number 4 Western Road but is very close to the only private garden area of the adjacent dwelling at number 7 Wyndcliff Drive and will result in overlooking, noise and loss of light to numbers 7 and 8 Wyndcliff Drive and number 6 Western Road.


· There would be a problem reversing two cars into a narrow driveway where there is no pavement and adjacent to the entrance to a well used pedestrian walkway Cars reversing from this driveway would be a potential hazard for pedestrians. The current driveway for number 4 Western Road is much further from this pedestrian footpath, and although there is still no pavement on that side of Wyndcliff Drive at that point, pedestrians do at least have the chance to cross over to the pavement on the opposite side of the road before trying to negotiate any traffic. Most people who use the walkway are cutting through from the Flixton Station area towards Woodsend and many of these are school children. The occupants of, and visitors to, numbers 4 and 5 Western Road always park at the front of these houses. This would make it almost impossible to manoeuvre out of the new development without reversing onto the pavement on the opposite side of the road. If the occupants of the proposed dwelling park further along Wyndcliff Drive, this will cause more congestion.


· The former owner of the property built the existing double garage after her car was stolen from the driveway. Planning permission was also granted for the existing boundary treatment to that property because of vandalism and anti-social behaviour by youths congregating under the lamppost in the pedestrian walkway. The walkway is a regular meeting place for gangs of youths and residents have experienced anti-social behaviour and disturbance with objects thrown at the houses. The existing houses are generally set back from the road and this helps to mitigate against any serious property damage. Siting the new dwelling so close to the road will simply lead to more anti-social behaviour.


· In order to overcome potential privacy objections, the applicant has submitted a plan with a style of window in the front of the proposed dwelling that would not be in keeping with the existing properties in Wyndcliff Drive. The front of the dwelling would therefore appear unsightly and would resemble a brick wall.


· The distance from the front of the dwelling to the bay windows of the properties on the opposite side of the road would be only about 12.5m, which is far closer than any other facing properties in this area or any other area.


· The applicant is the “Executors of Ms. M. E. Evans” but it should state the names of the beneficiaries. The Planning Department should not accept the application without knowing in whose interest it is made. 


· The application has been submitted by the executors of an estate and therefore the property would be built purely for commercial reasons at the expense of loss of privacy and upheaval for local residents.


· The objectors are pleased that the government has re-designated garden land back to Greenfield sites. The gives local council’s the power to prevent building in back gardens and allows them to take note of the wishes of local people without having their decisions overruled by central government. The development would destroy the garden and rob the area of vital green space.


One letter received from Councillor Summerfield, making the following comments: -


The application is situated in the rear garden of the property and is actually positioned in Wyndcliffe Drive. There has already been media coverage that the government are proposing to stop back garden house building as they say it is land grabbing. This bungalow would be positioned only about 11.5m from the house opposite (no. 4 Wyndcliffe Drive). The drive and parking spaces would be very close to a public footpath, which leads from Wyndcliffe Drive to Western Road. Children use this footpath to get to and from school. There is no pavement on this side of Wyndcliffe Drive, which would make it dangerous for pedestrians passing the parking spaces. There are other problems such as privacy but the residents have already sent letters of objection raising these issues. 


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT 


1.

The application proposes the development of a new dwelling on part of the garden of an existing residential dwelling plot. The application site is not allocated for any specific use in the revised adopted Unitary Development Plan. In terms of the recently amended Planning Policy Statement 3, Housing, (PPS3), which has removed garden land from the description of previously developed land, the proposal must be classed as green-field development.


2. On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country and therefore the policies of the RSS for the North West no longer form part of the development plan and are not to be considered as material when determining planning applications (although evidence that informed the preparation of the revoked RSS may be a material consideration, depending on the facts of the case).

3. The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Pre-Submission version of the Plan due to be published in the very near future. The Pre-Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such (given that it is anticipated that it will not be significantly amended before being submitted to the Government towards the end of 2010 for independent examination) can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP – specifically housing policies H2 and H4 and development control policies D1, D2 and D3 – and revised PPS3, when considering and determining this planning application.

4. Revised UDP policies H2 and H4 indicate that the development of green-field land will normally be permitted, where necessary to achieve the new residential development target set in the plan and where the proposal: -

i) Is well located in relation to established areas of housing, jobs, local community services and facilities;


ii) Avoids the use of important areas of open space;


iii) Is or can be made accessible by public transport and other non-car modes of travel;

iv) Respects and enhances the quality and character of the local built environment, and,

v) Does not prejudice the development or redevelopment of adjoining land.


5.

In so far as the new residential development target is concerned, development within the Borough is proceeding at a level that is well in excess of the target set in the Revised Adopted UDP but significantly below the updated target being proposed within the emerging LDF Core Strategy.


6.

In so far as any brown-field development target is concerned, no such target is set by the Revised Adopted UDP. Revised PPS3, however, sets a national annual target that at least 60% of new housing should be provided on previously developed land. The emerging LDF Core Strategy is proposing an indicative target that 80% of new housing should be provided on such land.


7.

Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brown-field land has achieved 76% of the total completed over that 4 year period.


8. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the development monitoring information that is available that this single unit development proposal would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or those set out in revised PPS3. This position, of course, will need to be kept under review and the cumulative effects of further green-field residential development proposals submitted for consideration assessed to determine whether of not a significant adverse impact will result.


9. Notwithstanding this, Policy H2 states that “the Council will permit high quality development within the existing urban area to the extent that such development is compatible with other Policies and Proposals of this Plan that seek to protect the quality, appearance and amenity of established residential areas” and where it “respects and enhances the quality and character of the local built environment.” The impact of the development on the quality and character of the local environment is discussed in more detail in the section below but, in summary, it is considered that the development would not respect or enhance the quality and character of the local built environment and therefore, in the new policy context, would be contrary to Policy H2 of the Revised Trafford UDP. 

DESIGN AND VISUAL AMENITY

10. 
Due to the restricted size of the plot, the proposed dwelling would occupy a very prominent position close to the Wyndcliff Road frontage. The main part of the dwelling would be positioned between approximately 1.2m and 2.2m from the road frontage with bay window elements projecting forward of this line (to within approximately 0.8m on the southern bay). The dwelling would be sited approximately 3.5m forward of the adjacent dwelling at number 7 and approximately 3.5m forward of the position of the existing detached garage that would be demolished. The dwelling would also be positioned at a slight angle to the road making it even more prominent when approaching along Wyndcliff Drive from the north. In addition, the prominence of the property and its impact in the street scene would be further increased by the fact that there is no pavement on this side of the road at this point. The dwelling would also be very close to the boundaries with the adjacent bungalow at number 7 and with the garden of 6 Western Road at the rear. It is therefore considered that the proposal would result in a cramped form of development that would be out of keeping with the more spacious character of the surrounding area. 


11.
In addition, the proposed design would not incorporate any main windows on the front elevation with only three high level windows serving the living room, dining room and second bedroom. It is considered that this aspect of the design would be out of keeping with the character of surrounding properties and would provide a lack of activity and interest to the main elevation. Furthermore, whilst this design of windows has been proposed in order to overcome concerns relating to interface distances, it is considered that this would not be sufficient to protect the privacy of the occupiers of the houses on the opposite side of the road and that obscure glazing would be required (see Residential Amenity Section below). It is considered that, should this be required, the use of obscure glazing within these windows would exacerbate the unacceptability of this front elevation in design terms. In addition, it is also considered that the roof design would have an awkward appearance, particularly in terms of the juxtaposition between the gable end of the main dwelling and the much lower dining room and garage section.


12.
It is therefore considered that the development, by reason of its design and proximity to the road and other boundaries, would represent a cramped form of development that would be out of keeping with the spacious character of the surrounding area and would form an obtrusive feature that would be out of keeping with the design of nearby properties. It is therefore considered that the proposal would be detrimental to the visual appearance and the character of the street scene and the surrounding area. 

RESIDENTIAL AMENITY


13.
Given the small size of the plot and in order to address privacy and amenity issues, the dwelling has been oriented so that three of the main habitable room windows are on the rear elevation facing towards the garden of the adjacent property at 6 Western Road with two other main habitable room windows facing towards the existing house at 4 Western Road – a living room window at ground floor level and a bedroom window at first floor level.  On the front elevation, only high level windows are proposed. These would serve the living room, second bedroom and dining room. In addition, a secondary window to the second bedroom is proposed on the side elevation facing the boundary with the bungalow to the north.


14.
The windows on the rear elevation would face the boundary with the rear garden of number 6 Western Road at a distance of between approximately 1.2m and 3m. This boundary is currently formed by a 1.6m high timber fence and some planting on either side of this. Nevertheless, at the point where the dwelling is proposed, there are large gaps in the planting and it is considered that, if the current boundary treatment were to be retained, the proposed windows would result in a loss of privacy to this garden area. It is recognised that this would only affect the end section of a relatively long garden but the windows are so close that the loss of privacy would still be significant. Furthermore, it is also considered that there would be a loss of privacy to the occupants of the proposed dwelling as the occupiers of number 6 could stand in their own garden and look directly into these main rooms.  


15.
The submitted layout plan shows the provision of hedgerow planting to this boundary, which could ensure adequate privacy between the two properties, although it would need to be at least 2m in height to achieve this, given the fact that the internal floor level of the proposed house would be higher than the existing ground level. However, it is considered that this would result in a lack of outlook for the occupiers of the proposed dwelling from the main rooms within the house. The main bedroom, in particular, would suffer an extremely poor outlook with only one window facing towards the hedge at a distance of approximately 1.2m. Similarly, the kitchen would have only one window facing towards the proposed hedge at a distance of approximately 2.2m. It is considered that this would result in an unacceptable level of amenity for the occupiers of the property.


16.
The secondary window to Bedroom 2 in the northern side elevation would face the boundary with the adjacent bungalow (7 Wyndcliff Drive) at approximately 2.1m. The existing boundary fence drops to approximately 1.8m in height at this point (although it is also covered in ivy). Given that the internal floor levels are likely to be at least 200-300mm higher than the external ground level, it is considered that there could be some potential for overlooking of the neighbouring garden from this window and that therefore either the window would need to be obscure glazed or the fence height increased. Notwithstanding this, even with a clear glazed window, it is considered that there would be inadequate outlook from this bedroom, given that there would only be this small side window facing a fence at a distance of 2.6m and a high level window in the front elevation.


17.
It is considered that the windows on the south elevation facing towards the existing house at 4 Western Road would be acceptable as they would be at least 12.5m from the proposed boundary with the garden of that property and over 26m from the main habitable room windows in the rear of that property.


18.
The windows on the front elevation of the proposed dwelling are not intended to be principal windows and are shown as high level. The living room and second bedroom windows would have a sill level of approximately 1.9m above ground level, whilst the dining room window, which is set approximately 4.5m further back from the frontage, would have a sill level of approximately 1.7m above ground level. The Design and Access Statement says that the internal sill levels would be 1.8m. However, it is considered that, in practice, this is unlikely to be the case, given that the internal floor levels are normally at least 200-300mm higher than the external ground level, it is therefore considered that there would still be a direct outlook from these windows and a potential for overlooking and loss of privacy to the dwellings on the opposite side of Wyndcliff Road. The proposed living room window would be only approximately 13.5m from the main elevation of 4 Wyndcliff Drive. Furthermore, numbers 4 and 5 Wyndcliff Drive have bay windows, meaning that the actual interface distance would be approximately 12.5m. The distance of the dining room window to the front living room window of number 5 Wyndcliff Drive would be approximately 17.5m. These distances compare unfavourably with the Council’s guideline of 21m interface distance between main habitable room windows across a public highway and it is not considered that there are any exceptional circumstances that would warrant such a shortfall in this case. It is therefore considered that there would be a significant loss of privacy to the occupiers of the properties on the opposite side of the road, which could only be overcome by requiring obscure glazing in the front windows of the proposed dwelling. It is considered that this would add to the concerns about the visual appearance of the dwelling in the street scene outlined in the Design and Visual Amenity section above.  


19.
The main part of the proposed dwelling would be approximately 2.8m in height to eaves level and approximately 5m in height to the ridge. The building would be positioned between approximately 1.4m and 2.4m from the boundary with 7 Wyndcliff Drive with the hipped roof sloping away from the boundary. The bungalow at number 7 has one of its main elevations facing towards this boundary at a distance of between approximately 6m and 6.8m, although there is now a conservatory on this elevation. To the south of this, adjacent to the boundary with the application site is an area of decking, which forms the main private outdoor amenity area for that dwelling. The proposed building would have an eaves height approximately 0.6m higher than the existing building and a ridge height approximately 1.3m higher than the existing building (albeit with a hipped rather than gabled roof). The building would also project approximately 3.5m further forward towards Wyndcliff Drive. It is therefore considered that, given the proximity of the proposed house to the main outdoor amenity space of the neighbouring dwelling and its increase in height and length compared with the existing building, it would be visually intrusive and cause an undue sense of enclosure to the occupiers of that property.   


20.
In terms of outdoor amenity space, the proposal would allow for the creation of a garden area of approximately 11m in depth and between approximately 4.5m and 6m in width at the side of the proposed dwelling, giving a total of roughly 60 square metres of garden space. The application proposes that a low wall would be constructed along the Wyndcliff Drive frontage, which would mean that there would need to be significant planting to the rear of this to provide some degree of privacy to this garden. The Council’s Supplementary Planning Guidance, New Residential Development, suggests that an area of approximately 80 square metres private amenity space would normally be appropriate for a three bedroom dwelling. Nevertheless, it is noted that the adjacent bungalow at 7 Wyndcliff Drive also has limited garden space and it is therefore considered that, subject to planting to provide a level of privacy, it would not be appropriate to refuse planning permission on this basis. Nevertheless, it is considered that the location of the amenity space would exacerbate the low level of amenity for the occupiers of the dwelling, given that it is positioned adjacent to the garage and provides no outlook over the garden from the main habitable rooms 

21.
On the whole, it is considered that the proposed development would result in an unacceptable loss of privacy to the occupiers of the dwellings on the opposite side of Wyndcliff Drive due to inadequate interface distances. It is also considered that it would result in an unacceptable level of amenity for the occupiers of the proposed dwelling due to the lack of outlook from the main habitable rooms. Furthermore, it is considered that, if planning permission were to be granted for the proposed development (even if permitted development rights were removed), there may be pressure in the future to allow additional window openings or the enlargement of the existing windows due to this inadequate outlook.


COMMUNITY SAFETY

22.
Concerns have also been raised by objectors that the design of the proposed dwelling would exacerbate existing problems of anti-social behaviour and vandalism within the area. It is recognised that the proximity of the dwelling to the front boundary of the property (with a bay living room window extending to within 0.8m of the road) would provide relatively little defensible space. GM Police Design for Security has also commented that there has previously been criminal damage to properties alongside the passageway leading to Western Road. Nevertheless, they consider that, subject to the provision of 1.5m high fencing along the front boundary, there would be no objections in terms of community safety and crime prevention. It is noted, however, that the provision of such fencing might raise other issues in terms of the visual appearance of the development and in terms of pedestrian visibility.


PARKING PROVISION AND HIGHWAY SAFETY

23.
The submitted layout plan shows the provision of two parking spaces, one within the garage and one on the driveway. The LHA has stated that the provision of two parking spaces would be acceptable in principle but that the driveway in front of the garage does not meet the Council’s dimension standards and therefore vehicles waiting to enter the garage will block the public highway, which is not acceptable. It is therefore considered that this shortfall would be detrimental to the convenience of other highway users.


24.
The LHA has also raised concerns that the application would result in the loss of the existing parking provision for number 4 Western Road, which consists of two spaces within the double garage, with no replacement off-site parking provision. Whilst two off-street parking spaces could be provided within the front garden of 4 Western Road, this is not proposed in the current application and it is considered that this would have a detrimental impact on the character of this traditional property and the visual appearance of the street scene.


25.
It is therefore considered that the proposed development would have an unacceptable impact in terms of loss of parking provision for the existing house, thus causing inconvenience and a loss of amenity to the occupiers of other nearby properties.


DEVELOPER CONTRIBUTIONS

26.
If planning permission were to be granted, there would be a requirement for financial contributions towards Red Rose Forest and Public Open Space in accordance with the Council’s adopted Supplementary Planning Guidance. 


CONCLUSION

27.
In conclusion, it is considered that the proposed development would have an unacceptable detrimental impact on the character and visual appearance of the area, contrary to Proposals D1 and D3 and, as it is located on a greenfield site would therefore also be unacceptable in terms of Proposal H2. It is also considered that the development would have an unacceptable impact on the residential amenity of neighbouring dwellings and in terms of the amenity for the occupants of the proposed dwelling, and would be unacceptable in terms of the lack of space to stand a car in front of the proposed garage and due to the loss of off-street parking provision for the existing property. It is therefore recommended that planning permission should be refused.

RECOMMENDATION: REFUSE for the following reasons: -


1. The proposed development, by reason of its design, elevational treatment, siting and proximity to the public highway and other boundaries of the site, would result in a cramped and obtrusive form of development that would be out of keeping with the spaciousness of the surrounding area and the character of nearby dwellings and would have an unacceptable detrimental impact on the visual appearance and character of the street scene and the surrounding area. The proposed development would therefore be contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. 


2. The development is proposed on previously undeveloped greenfield garden land and fails to respect and enhance the quality and character of the local built environment. The proposed development would therefore be contrary to Proposal H2 of the Revised Trafford Unitary Development Plan.

3. The proposed development would result in unacceptable overlooking and loss of privacy to the main habitable room windows in the front of numbers 4 and 5 Wyndcliff Drive and would therefore be detrimental to the amenity that the occupiers of those dwellings could reasonably expect to enjoy. The proposed development would therefore be contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. 

4. The proposed development, by reason of its size, height and proximity to the boundary with the adjacent dwelling at 7 Wyndcliff Drive, would result in visual intrusion and an undue sense of enclosure to the main private outdoor amenity space of that dwelling and would therefore be detrimental to the amenity that the occupiers of that dwelling could reasonably expect to enjoy. The proposed development would therefore be contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.

5. The proposed development, by reason of the lack of an adequate outlook from main habitable rooms, would result in an unacceptable level of residential amenity for the occupiers of the proposed dwelling and would therefore be detrimental to the amenity that the occupiers of the dwelling could reasonably expect to enjoy. The proposed development would therefore be contrary to Proposals D1 and D3 of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance. 

6. The proposed development would result in the loss of the existing parking provision for the dwelling at 4 Western Road and would therefore result in a loss of amenity to the occupiers of nearby dwellings. The proposed development would therefore be contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan and related Supplementary Planning Guidance.


7. The proposed development would not provide adequate space to allow a vehicle to be parked off the public highway when opening the garage doors and would therefore be detrimental to the convenience of other highway users. The proposed development would therefore be contrary to Proposals D1 and D2 of the Revised Trafford Unitary Development Plan.


SD






		WARD: 


Ashton-on-Mersey

		75112/HHA/2010

		DEPARTURE: NO





		ERECTION OF PITCHED ROOF TO REAR EXTENSION AND ERECTION OF REAR CONSERVATORY TO FORM ADDITIONAL LIVING ACCOMMODATION.  ERECTION OF PORCH TO FRONT





		6 Greenbank Road, Sale






		APPLICANT:  Mr & Mrs C Norcombe






		AGENT: Chris Billington Building Design Consultant






		RECOMMENDATION:  GRANT










The application is before the Planning and Development Control Committee as the applicant is an employee of the Council.  

SITE


The application site is a mid-terrace two storey property within a row of four to the north of Greenbank Road, off Green Lane in Sale.  The property has a single storey extension with flat roof to the rear elevation.  No.8 adjoins the site to the west and has no rear extensions.  No.4 adjoins the site to the east and has a rear conservatory.   

PROPOSAL


Planning permission is sought for the erection of a pitched roof to the existing single storey rear extension and the erection of a rear conservatory.  A porch is also proposed to be erected to the front elevation.  


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19th June 2006.  


PROPOSALS MAP NOTATION 


None


PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D6 – House Extensions


RELEVANT PLANNING HISTORY

H/17425 - Erection of extensions to kitchen, lounge & lobby (Refused April 1983).  


CONSULTATIONS


REPRESENTATIONS

One representation has been received from the occupant of the adjacent property.  A number of the issues raised relate to the construction details of the scheme as originally proposed, which has been reduced in scale.  With regards the front porch, it is noted that proper drainage should be obtained to prevent any leak into the party wall and that no part of the guttering should overhang the boundary.  In relation to the conservatory, it is requested the fence height is increased to six foot to protect privacy.


OBSERVATIONS


RESIDENTIAL AMENITY

1. The conservatory is proposed to project 3m from the rear wall of the existing extension and would be located adjacent to the common boundary with No.4 and 2.5m from the common boundary with No.8.  It is proposed to measure 2.5m in height to the eaves and 3m in height to the ridge.  No.4 has a rear conservatory adjacent to the boundary, the rear wall of which extends to approximately the same point as the existing single storey extension at the application property.  


2. The General Permitted Development Order was amended in 2008 and permits rear extensions to properties such as these providing they do not exceed a projection of 3m from the rear wall.  These guidelines are impact based and it is therefore considered to be acceptable to extend beyond the rear wall of the adjacent property by 3m.  It is considered that the proposed conservatory would have no undue impact on the amenity of neighbouring occupants subject to a condition requiring either the glazing to the side elevations to be obscure or a 1.8m high fence to be provided and retained to each side boundary for a length of 5m to prevent any loss of privacy to the adjacent occupants.  


3. The lean-to roof would reach a height of 3.7m.  This is considered to be acceptable and would have no undue impact on the amenity of neighbouring residents.  


DESIGN AND STREET SCENE 

4. The porch is proposed to project 1.8m from the front wall of the property and would have a lean-to roof which slopes towards the property.  This aspect of the proposal is considered to be acceptable in terms of design and would have no detrimental impact on the street scene.  As such, this element of the proposal complies with Proposals D1 and D6 of the Revised UDP and the Council’s ‘House Extension’ guidelines.

5. A lean-to roof is proposed to be erected to replace the flat roof of the existing rear extension and velux roof lights are proposed to the roof slope.  This would improve the appearance of the extension and is therefore considered to be acceptable.  

ACCESS, HIGHWAYS AND PARKING


6. The property does not benefit from off road parking provision, hence the proposal would have no impact on highways and parking.


CONCLUSION


7. The proposal is considered to be acceptable in terms of design and would have no undue impact on the amenity of neighbouring occupants subject to appropriate conditions.  It is therefore recommended that planning permission is granted.  

RECOMMENDATION: Grant

1. Standard time limit

2. List of approved plans including amended plans

3. Matching materials

4. Conservatory glazing or 1.8m fence to east and west boundaries

DR






		WARD: Bowdon

		75305/FULL/2010




		DEPARTURE: No





		CHANGE OF USE FROM USE CLASS A1 (SHOP) TO MIXED SHOP AND RESTAURANT/ CAFE






		4 Stamford Road, Bowdon






		APPLICANT:  Mrs Z Afaq






		AGENT: Vision Architectural Consultancy






		RECOMMENDATION:  Grant









SITE


The application site is a currently vacant property located within small parade of shops on Stamford Road near the corner of Richmond Road.  The site is the former post office and was more recently occupied by a beauty salon.  The immediate area is mixed use with commercial, business and residential premises all in close proximity to one another.  The properties immediately adjacent to the application site are in business (office) use with the nearest residential property on the upper floors of no.8 Stamford Road. 


The property is situated within the Bowdon Conservation Area


PROPOSAL


Change of use from existing A1 (shop) to mixed shop and restaurant and café to allow the premises to operate as a café and cake shop.


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


Bowdon Conservation Area

PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicle Parking


ENV21 – Conservation Areas


ENV23 – Development in Conservation Areas

RELEVANT PLANNING HISTORY

Associated application 75306/AA/2010 – Display of new fascia sign and 1 no. projecting sign


H/64842 – Change of use of ground floor retail unit to a beauty salon

Approved with conditions 21st July 2007


H/46453 – display of non-illuminated projecting sign & non-illuminated sign above existing entrance door; relocation of existing post office projecting sign

Approved with conditions 11th November 1998


H/46333 – Erection of external staircase to basement area and external alterations associated with internal alterations


Approved with conditions 5th October 1998


H/13457 – Extension to retail sales area of existing shop and addition of sub post office


Approved with conditions 27th November 1980

APPLICANT’S SUBMISSION

The application site is within a mixed use area on the Stamford Road, Altrincham, Cheshire.  It is understood the site is situated within a Conservation Area.

The ground floor of the property was formerly used as a beauty salon (A1 planning use class) and equates to approximately 50m2 (gross internal floor space).


In brief the client wishes to gain Full Planning / Conservation Area Consent for a change of use from A1 to A1 & A3 with the introduction of new signage for the purposes of a cake /coffee shop at ground floor.  The site is within a prime location for such premises, with a good walk in catchment for both the runners of the business and customers.

Internally the layout will be altered to suit the proposed use. The front of the ground floor will provide the coffee shop element including a seating area, servery and cake display, with ancillary accommodation located towards the rear including storage, consultation room and kitchen / preparation area, together with a rear yard used for cycle and refuse storage. Externally the existing shop frontage features including the stall riser, pillasters, cornice and fascia will be repainted in black to match the existing. The window cills, mullions and transoms will be repainted in white to match the existing. Brushed stainless steel signage will be fixed to the fascia as shown on the application drawing. In addition to this a projecting sign is proposed to replace the existing high level sign above the footpath on Stamford Road.


The site seeks to continue the nature of the established mixed use area, which will bring a vacant unit back into use. Social, economic and environmental benefits will be achieved through the implementation of this proposal.

CONSULTATIONS


Environmental Protection – There are no objections to this application, however, should the premises be used in the future for the preparation of hot food, a suitable extraction system must be installed in the food preparation area – details to be submitted to this Department for approval.


LHA – There are no objections on highways grounds

REPRESENTATIONS


Letters of objection have been received from 11 neighbouring addresses.  Objections raised are summarised as follows:

· Late night noise;


· Cooking smells;


· Vermin;


· Increased traffic disturbances;


· Insufficient parking provision;


· Concern that a future change of use or ownership without a restraining condition could result in an A3 restaurant and could open beyond 6.00pm;


OBSERVATIONS


PRINCIPLE OF THE DEVELOPMENT


1. The application site does not fall within any Town, District, Local or Neighbourhood Shopping Area and as such falls to be considered against Proposal D1 of the Revised Trafford Unitary Development Plan which seeks to ensure that developments are compatible with the character of the surrounding area and do not prejudice the amenity of the occupiers of adjacent property by reason of overshadowing, overlooking, visual intrusion, noise and disturbance, odour or in any other way; do not generate so much traffic as to prejudice the free and safe movement of traffic on surrounding roads, or have an adverse effect on neighbouring uses; and provide sufficient off street car parking, manoeuvring and operation space.


2. The application site does not fall within any town, district, local or neighbourhood shopping centre identified within the revised adopted UDP and is not identified for any other specific use within that Plan. The application proposal, however, does relate to the conversion and re-use of a vacant retail unit for a mixed retail/café use within a long established small grouping of retail properties that have provided a useful service to the surrounding local community over many years.


3. The proposal would help sustain and protect the viability of this long established small group of locally important services and is acceptable in terms of the advice to this effect contained within new PPS4 (policy EC13).


POTENTIAL FOR FUTURE USE OF THE PREMISES AS A RESTAURANT


4.
The application seeks permission for a mixed use development.  The balance of the current proposal would appear to be primarily as a café with a total of 28 covers and a small servery and cake display area.  Whilst the balance between the uses could change, the use of the premises as solely A3 (restaurant) would require separate planning permission.  A flue would be required and extended opening hours would be likely, both of which would also require planning permission. 


5.
This application should therefore be assessed on the proposal for a mixed use as submitted.

STREET SCENE AND CHARACTER OF THE AREA


6.
The surrounding area is mixed use in character with existing commercial, business and residential properties adjacent to the site.  The proposal would not be detrimental to the character of the area and would bring a vacant unit back into use.


RESIDENTIAL AMENITY

7.
Objections have been received from neighbouring residents raising concern with regard to smell and noise as a result of the proposed change of use.


8.
Taking into consideration the character of the area with nearby pubs, restaurants and other businesses, it is considered that the proposed use of the premises as a cake shop and café would not cause unacceptable harm to residential amenity or the quality of the local environment caused by smells nor would it give rise to a level of noise or disturbance which would materially affect nearby residents.  In addition, the proposed hours of opening between 08:00 and 18:00 hours on weekdays and Saturdays and 10:00 and 16:00 hours on Sundays and Bank Holidays would mitigate any amenity harm.


9.
Problems with vermin associated the operations to be carried out are not a material planning consideration.

PARKING


10.
To meet the Council’s car parking standards for the existing use, the provision of 3.5 car parking spaces are required.  The proposals would require the provision of 2.5 car parking spaces.  There are currently no parking spaces provided and there are no proposals to provide more.  However, the proposed use is likely to generate less parking than the existing use according to the RSS parking standards and therefore there are no objections to the proposals on highways grounds.

RECOMMENDATION: 

Grant, subject to the following conditions and standard reasons:


1. Standard


2. Details – compliance with all plans


3. Hours of opening


4. Refuse storage – details to be submitted


JE





		WARD: Gorse Hill

		75331/COU/2010

		DEPARTURE: No





		CHANGE OF USE TO A WASTE TRANSFER STATION HANDLING HOUSEHOLD, COMMERCIAL AND INDUSTRIAL WASTE (PAPER, PLASTICS, TEXTILES AND METAL)






		Units 9 and 10 Sevenside Industrial Park, Trafford Park






		APPLICANT:  International Recycling Corporation






		AGENT: Malcolm Rowlett






		RECOMMENDATION:  MINDED TO GRANT SUBJECT TO SECTION 106 AGREEMENT










SITE


The application relates to two existing vacant industrial units within the Sevenside Industrial Park off Westinghouse Road. 


The buildings are constructed in brown brick, white render and grey metal cladding with pitched roofs. There are windows and three high roller shutter doors on the front (east) elevation and high level windows on the side (south) elevation.


To the front of the building, the tarmac parking, turning and loading areas are surrounded by galvanised steel palisade fencing and gates with an existing vehicular access on this frontage. Seven parking spaces are marked out on each side of the yard. A small grassed area with a silver birch tree lies outside the palisade fencing on the corner of the road. 


The units are located close to the end of the estate road and are surrounded on all sides by other industrial units. The immediately adjacent Unit 11 to the north is also currently vacant but the other small units to the south and east are occupied. To the rear (west), the site backs onto a larger industrial site served off a different road. There is a 2.5m / 3m high brick wall along this boundary.   


PROPOSAL


The application proposes the change of use of the industrial units to a waste transfer station handling household, commercial and industrial waste (paper, plastics, textiles and metal). 


The applicant states that their main activity would be to collect mainly paper, plastics, textiles and metal from paper manufacturers, printing, packing and other industries. The facility would be capable of handling up to 75,000 tonnes of waste per year. The applicant states that approximately 50% would be paper, 20% plastic, 20% textiles and 10% other waste. 


All sorting, segregation and baling activities would be carried out inside the buildings. The plant and machinery would include an automatic sorting machine with conveyor belt, an automatic baling machine, two manual baling machines, two fork lifts and a grab fork lift. The applicant states that there would be no hazardous waste and no washing with water, oil, chemicals or other liquids. The applicant states that the aim is to recycle 98% of the collected waste. Any waste that cannot be recycled would be sent to another appropriate waste handler.  


The applicant states that vehicle movements would comprise approximately 20-25 LCW and 40 tonne lorries per day. Working hours would be 0700 to 1800, Mondays to Saturdays and 10.00 to 16.00 on Sundays. The application form states that two people would be employed at the site.


The submitted internal layout plans show kitchen, office and reception areas in the front, south-eastern corner of the building. The layout plans show the remainder of the building split into an area for the baling and sorting of materials and separate areas for the storage of paper, plastics and textiles and metals. 


REVISED TRAFFORD UDP 


The Revised Trafford UDP was formally adopted on 19th June 2006. This now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION


None


PRINCIPAL RELEVANT UDP POLICIES/ PROPOSALS


D1 – All New Development


D2 – Vehicle Parking


T6 – Land Use in Relation to Transport and Movement


RELEVANT PLANNING HISTORY


None


CONSULTATIONS


LHA:  No objections


The proposals provide five parking spaces which meets the Council’s standards. In addition, it is considered that there is adequate space for servicing multiple HGV’s within the site and the number of additional trips on the network will not have a significant impact on the network.


Built Environment: No objections


Renewal and Environmental Protection: No observations


Environment Agency: No objections in principle. 


The applicant should be aware that, according to the Strategic Flood Risk Assessment, the site is within the residual flood risk area should a canal breach or overtopping occur on the adjacent Bridgewater Canal.  The EA recommends that consideration should be given to the incorporation into the design and construction of the development of flood proofing measures, including barriers on ground floor doors, windows and access points and brining electrical services into the building at a high level.


The developer has a duty of care to ensure that all materials removed from the site go to an appropriate licensed disposal site and that a registered waste carrier is used to convey the materials off site.


United Utilities: No objections, subject to surface water not being allowed to discharge to a foul / combined sewer. Surface water should discharge to the soakaway / watercourse / surface water sewer and may need the consent of the EA. If surface water is discharged to the surface water sewerage system, the rate of flow may need to be attenuated. Drainage from areas likely to be contaminated by spillage should be connected to the foul sewer. 


REPRESENTATIONS


None


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. 
The application site lies within the Main Industrial Area and the Trafford Park Core Industrial Area where business (B1), industrial (B2) and storage and distribution (B8) uses and other appropriate sui generis uses will be permitted. It is considered that a waste transfer station is an appropriate use within this area and that there is therefore no objection on policy grounds. 


DESIGN AND VISUAL AMENITY


2. The application does not propose any external physical alterations to the building or the site and proposes that all sorting, baling and segregation activities would be carried out inside the buildings. It is considered that a condition should be imposed to control outside storage. It is also considered that, for the avoidance of doubt, a condition should be attached to ensure the retention of the grassed area and tree on the corner of the site, given that one of the layout plans appears to show this as being within the proposed parking area. On the basis of these conditions, it is considered that the proposed use would be acceptable in terms of visual amenity. 


AMENITY OF NEARBY PREMISES


3.
Given the processes and types of materials to be sorted, it is considered that the proposed use is not likely to have any significantly greater impact on the amenity of the occupiers of nearby premises than the previous industrial use. The Council’s Environmental Protection Section has made no observations on the basis that there are no sensitive receptors in the vicinity of the site.


HIGHWAY SAFETY AND CAR PARKING


4.
The applicant states that vehicle movements would comprise approximately 20-25 LCW and 40 tonne lorries per day and that this would be much lower than the previous industrial use of the site. The LHA has raised no objections, stating that the proposals provide five parking spaces which meets the Council’s standards. In addition, it is considered that there is adequate space for servicing multiple HGV’s within the site and the number of additional trips will not have a significant impact on the network. It is therefore considered that the proposed development is acceptable in highway terms.


OTHER CONSIDERATIONS


5.
The proposed development would fall within a category for which financial contributions would normally be required towards transport in accordance with the Council’s adopted Supplementary Planning Document, Developer Contributions to Highway and Public Transport Schemes. As the application proposes no additional floorspace, it is accepted that there would be no additional impact on the highway network. Nevertheless, investment is required in the public transport system in order to encourage the use of non-car modes of transport irrespective of the floorspace created and therefore a public transport contribution is required. The required contribution in this case would be £2913.75 towards public transport improvements. The financial contribution would need to be secured through a Section 106 Agreement.


CONCLUSION


6. 
In conclusion, it is considered that the proposed development would be acceptable in terms of policy and in terms of visual amenity, the amenity of the occupiers of nearby premises and highway safety. It is therefore recommended that planning permission should be granted, subject to a Section 106 Agreement and subject to conditions.


RECOMMENDATION: MINDED TO GRANT, subject to: -

(A) That the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement and such legal agreement will be entered into to secure: -


a financial contribution of £2913.75 towards public transport improvements


(B) That upon satisfactory completion of the above legal agreement, planning permission be granted, subject to the following conditions: -


1. Standard Time Limit


2. List of approved plans


3. No outdoor storage unless agreed otherwise in writing by the LPA 


4. Existing grassed area and tree on corner of site to be retained, unless agreed otherwise in writing by the LPA


SD






		WARD: St Mary's

		75367/HHA/2010



		DEPARTURE: No





		ERECTION OF SINGLE STOREY SIDE EXTENSION AND SINGLE STOREY REAR EXTENSION TO FORM ADDITIONAL LIVING SPACE.  CONVERSION OF EXISTING GARAGE INTO LIVING ACCOMMODATION INCLUDING THE REPLACEMENT OF THE GARAGE DOOR WITH WINDOWS. ERECTION OF CAR PORT TO THE SIDE ELEVATION AND ERECTION OF EXTERNAL RAMPS AROUND THE PROPERTY.






		29 Beeston Road, Sale





		APPLICANT:  Kurt Newton





		AGENT: Mr Alan Wibberley, Wyvern Architects-Devizes Ltd





		RECOMMENDATION:  GRANT









Councillor Holden has requested that this application be determined by the Planning Development Control Committee as he shares the concerns of a neighbour in regards to the size of the proposed development in this area. 


SITE


The application relates to a detached bungalow situated at the head of a cul-de-sac on the south-eastern side of Beeston Road.  The site is situated within a residential area, predominantly characterised by large detached houses and bungalows.  The adjacent property No.26 to the west of the site is also a bungalow and the adjacent property No.27 to the north of the site is a two storey house.  Large three-storey semi-detached houses fronting Harboro Grove bound the site to the rear.  Playing fields to Ashton-on-Mersey High School also bound the site to the rear.


PROPOSAL


The application proposes alterations and adaptations to the property to meet the needs of a disabled person who is in a wheelchair.  The proposal entails the erection of a single storey side extension to form a room for the applicant’s live-in carer and a store room.  The proposal also includes a single storey rear extension to provide an en-suite to the applicant’s bedroom and an outside sheltered sitting area.  The existing garage is proposed to be converted into living accommodation, which would also entail the removal of the existing garage door to the front elevation and the insertion of windows.


The proposed development also includes the erection of a car port to the front/side elevation, which would occur following the demolition of the existing front porch.  External ramps are also proposed around the property to provide wheelchair access.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19th June 2006.  



PROPOSALS MAP NOTATION 


None.

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development


D6 – House Extensions

RELEVANT PLANNING HISTORY

H/51224 - Erection of porch at side – Approved with conditions on 10/04/2001.

APPLICANT’S SUBMISSION 


The agent has provided supporting information which details the following: 


· The property is to be Kurt’s home with his mother.  Due to his disabilities he will require 24h care and assistance with all activities of daily living and hygiene.  The carer’s facilities are provided to allow a live in carer to provide full time assistance.


· The rear extension is to provide a specially equipped en-suite bathroom for Kurt.  The side extension provides the carers facilities together with a wheelchair accessible store.  The store will need to accommodate powered wheelchairs, standing frame etc.  The guest bedroom is required to allow family/friends to stay.  It is difficult for a disabled person to visit friends or family who do not have adapted accommodation.


· Ample parking is available within the site boundary to meet domestic requirements.  There will mainly be one vehicle for Kurt and one vehicle for a carer.


CONSULTATIONS


Built Environment (Drainage) - No objection.

Built Environment (Highways) – No comment.


Built Environment (Street Lighting) – No comment.

Built Environment (Public Rights of Way) – No comment.

REPRESENTATIONS


A letter of objection has been received from a planning consultancy firm on behalf of a neighbouring resident, which states:


· The proposed extensions would reduce the distance between the property and the east boundary to 3m and to the north to 5m at the closest points.  It would result in a habitable room window within 6m of the boundary whereas currently the nearest window is 9m away.


· The distance between the habitable room windows of the extension and No.27 would be no more than 11m.  The common boundary has a hedge of a considerable height which overshadows the neighbouring garden and window to the living room.  Whilst this hedge prevents overlooking, guidance in PG1 says that trees or planting are not an acceptable substitute for adequate distances between habitable rooms.


· The proposal is over development of the site which is not compatible with the character of the area.


· The car parking standards contained within the UDP require four parking spaces for a four bedroom house.  The proposal would result in lack of car parking provision  The cul-de-sac is particularly narrow and any on-street parking will interfere with the access to neighbouring properties.


· Should members be minded to approve the proposal, it is requested that conditions be attached to ensure that screening between the properties is retained to prevent overlooking.


· They suffer server ill health and concerned with the associated noise with building works from the proposed development.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is located within a residential area where extensions are acceptable in principle. Proposals D1 – All New Development and D6 – House Extensions of the Revised Trafford Unitary Development Plan provide criteria for assessing the development and the Council’s adopted SPG, ‘Planning Guidelines: House Extensions’ provides further guidance.

RESIDENTIAL AMENITY


2. The application property and the adjacent bungalow No.26 are angled away from each other.  The proposed single storey side extension would be set back from the front and rear elevations and thus would not be visible to the occupants of No.26.  The proposed single storey rear extension would be situated 10.6m away from the common boundary with No.26.  An external ramp is proposed along part of the south-western side of the property close to the common boundary with No.29.  This ramp would have a maximum height of 0.3m with a 0.6m high retaining wall.  A car port is also proposed to the side elevation, which would be situated below eaves level and would be open in appearance.  There are no sole habitable room windows on the eastern side elevation of No.26.  Although the proposal would result in an additional habitable room window looking onto the common boundary with No.26, as a result of the conversion of the existing garage into a living room, existing habitable room windows would be situated closer to No.26 than this window.  There is also mature dense planting along the common boundary with No.26 which would partially obscure views of the proposed development from No.26.  It is recognised that some of this planting will be loss through the need to create an access ramp to the side of the property.  However it is considered that the proposal would not result in undue overlooking.  The applicant has also stated that a fence could be erected above the retaining wall to the ramp to further screen the site from No.26.  It is therefore considered that the proposed development would not have an overbearing impact or result in a loss of light or privacy to the occupants of No.26.


3. The application property is also angled away from the adjacent two storey property No.27.  A minimum distance of 4.9m would remain between the proposed single storey side extension and the common boundary with No.27.  The proposed single storey rear extension would be situated further away from No.27 than the proposed side extension and would be partially screen from No.27 by the proposed side extension.  Although windows are proposed to the north-eastern side elevation of the side extension facing the common boundary with No.27, the extension is only single storey and dense mature planting lies along the common boundary which would partially screen views of the proposed development from No.27.  This planting would also screen views of the proposed external access ramp to the north-east elevation.  There are also no principal windows on the side elevation of No.27.  The proposed car port would not project beyond the existing forward projection at the property and thus would not be visible to occupants of No.27.  It is therefore considered that the proposed development would not have an overbearing impact or result in a loss of light or privacy to the occupants of No.27.


4. The proposed single storey rear extension would project closer to the common boundary with the neighbouring three storey houses, No.’s 4 and 6 Harboro Grove than the existing bungalow.  A minimum distance of 2.8m would remain between the proposed extension and the common boundary with No.4.  Large mature evergreen trees, up to approximately 8m high lie along the common boundary which would screen views of the development from Harboro Grove.  It is thus considered that the proposed development would not unduly impact on the neighbouring residents of Harboro Grove.


DESIGN AND STREET SCENE


5. Hipped roofs are proposed to the extensions, matching that of the existing property.  The brickwork, roof tiles and windows are also proposed to match the existing.  The design of the proposed extensions and external alterations is considered to be in keeping with the existing property and in accordance with Trafford Planning Guidelines: House Extension.

6. The application property has a low ridge height, lower than that of the adjacent bungalow No.26.  The proposed side extension would be set back from the front elevation by 9.8m.  It is acknowledged that carports are not generally encouraged as they can detract from the appearance of a dwellinghouse.  However, the proposed carport would have a maximum height of 2.4m and would be set back from the front elevation.  It is also recognised that the carport is required to provide a shelter for the disabled applicant to get in and out of the property and a vehicle.  It is therefore considered that the benefit that the proposed carport would provide to the applicant’s quality of life outweighs the impact of the proposed carport on the appearance of the bungalow.  Furthermore, the side boundaries of the site are angled towards the front; dense mature planting along the common boundaries would partially screen views of the extensions from the highway.  It is therefore considered that the proposed development would not appear incongruous within the existing street scene or out of character with the surrounding area.

CAR PARKING


7. Although the application proposes the loss of the existing integral garage, an area of hardstanding large enough to accommodate three off road car parking spaces to the front of the property would remain.  It is therefore considered that adequate parking provision would remain on the site and the proposal would not result in on-street car parking. 


CONCULSION


8. Overall it is considered that the proposed development would not unduly impact on neighbouring residents and would not appear out of character with the surrounding area.  The proposal therefore complies with Proposals D1 and D6 of the Revised Trafford Unitary Development Plan and Trafford Planning Guidelines: House Extension.  It is further acknowledged that the proposed alterations are required to meet the needs of the disabled applicant and it is considered that any minor undue impact the proposal may have would be outweighed by the benefits that the development would have to the applicant’s quality of life.  It is therefore recommended that the application is approved.

RECOMMENDATION:

GRANT, subject to the following conditions:


1. Standard 3 year time limit


2. List of approved plans


3. Materials to match existing


VW
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SITE


The application relates to two residential properties (numbers 1 and 2) forming part of a terrace of three Victorian cottages on the south side of The Green in Partington.  The two properties, subject of this application, have been vacant now for several years and are in a run down condition.  The adjoining property (number 3) is occupied and a boundary fence to the front and rear subdivides this property from numbers 1 and 2.  Number 3 has previously been extended to the side and rear and the rear garden is used to store a number of caravans. To the west of the application site are semi-detached 1950’s properties fronting Lock Lane and on the opposite side of the road is ‘The Green’ a small triangular shaped grassed area which is fronted by a mix of two storey semi-detached and detached properties.  


To the front of these cottages is a relatively deep front garden measuring 19m in length.  To the side, a distance of 7.3m is retained between the existing property and the common boundary with 1 Lock Lane.  To the rear, the existing gardens measure 16.3m in length.  The properties on the south side of Lock Lane do not form a regular building line on this part of the road.  In particular numbers 1,2 and 3 The Green are situated much further back than the properties on either side. 

There is an existing vehicular access at the western end of the road frontage. 


PROPOSAL


The application seeks consent to demolish two of the properties in this terrace, numbers 1 and 2 The Green.  No 3 The Green falls outside the application red line area and would be retained.  No details of the end elevation of this property have been provided however it is assumed the chimney extending across the party wall would have to be removed and the end elevation made good. 


Two no. 3 bedroom semi-detached residential properties are proposed on the site to replace these units.  They would be laid out in a staggered arrangement.  Amended plans have been received during the course of the application showing the proposed dwellings rotated slightly to bring them parallel to the existing dwelling at 3 The Green and reduced in depth by 1m to reduce the projection to the front of that dwelling. As amended. the front elevation of the unit closest to no. 3 The Green (Plot 2) would sit 3.5m forward of that adjoining property at a distance of between 2m from the boundary.  The other unit (Plot 1) would project a further 2.5m forward of the unit on Plot 2 but would still be behind the building line of the properties to the west and would be set back a minimum of 10.7m from the back of the highway. A minimum distance of 1.7m would be retained between the western elevation of that dwelling and the common boundary with no 1 Lock Lane.  


The existing vehicular access would be altered and a new vehicular access would be formed at the other end of the road frontage allowing the formation of individual driveways that would each be capable of accommodating two cars. A landscaped area with tree planting is proposed between the two driveways with a 600mm high brick wall to the road frontage.

The elevations show two properties with pitched gable roofs with canopy details and curved bay windows at ground floor and stone window sills at the first floor.  Each property would measure approximately 4.2m in height to the roof eaves and 6.3m to the roof ridge.  The submitted Design and Access Statement states that the dwellings would be constructed in brickwork with roof tiles with a slate finish.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


None


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


The relevant Policies and Proposals of the Plan are as follows: -


D1 – All new development


D2 – Vehicle Parking


D3 – New Residential Development


H1 – Land Release for New Housing Development


H2 – Location and Phasing of New Development


H3 – Land Release for New Housing Development


H4 – Release of other Land for Development


T6 – Land Use in Relation to Transport and Movement


ENV16 – Tree Planting


OSR7 – Improvement and Provision of Informal Recreation and Children’s Play Space Provision


OSR8 – Improvement and Provision of Outdoor Sports Facilities


RELEVANT PLANNING HISTORY


74219/FULL/2009 – Demolition of Nos. 1 and 2 The Green and redevelopment of the site to provide three x 3 bedroom terraced houses with associated car parking, access and landscaping works – Refused – 8th December 2009 

CONSULTATIONS


LHA: No objections subject to adequate drainage facilities or permeable surfacing being used on the driveways. The provision of two parking spaces per dwelling is acceptable.

Built Environment: No observations


Environmental Protection: No objections


Greater Manchester Archaeological Unit: The cottages are shown on the 1st edition 25”OS mapping together with the cottage not affected by this application. The cottages are built upon a plot of land to the south of the village green, in the historic core of the settlement. They are set back from the green, unlike other properties in the area. All other buildings shown on the Tithe Map appear to have been demolished.


On earlier mapping a single building is shown at this location on the 1841 Tithe Map. Buildings are shown in this location on the 1819 map of Cheshire by Greenwood and on the 1777 map of Cheshire by Burdett. A photograph of the cottages affected by the application shows that they have stone lintels and sills and a decorative arch over the front door. Later OS mapping and the photograph of the buildings raises the possibility that these buildings have been rebuilt. If this is the case, survival of original fabric will be fragmentary and the cottages will be of local significance only.


There is insufficient information accompanying the application to make an informed opinion on the significance of the buildings. To address this, GMAU recommends a a condition requiring a programme of archaeological works to be undertaken by a suitably experienced and qualified archaeological contractor. The required works would begin with a Historic Building Assessment, which will inform any further works. The development would also involve disturbance of any below ground archaeology and should be mitigated by a watching brief. The proposed scheme of works would be followed by a phase of post-excavation analysis, report writing, deposition of the site archive with the Museum of Science and Industry and an appropriate level of publication.  


The archaeological works should be undertaken by a suitably experienced and qualified archaeological contractor, funded by the applicant, to a brief supplied by GMAU who would also monitor the implementation of the survey on behalf of Trafford MBC.


United Utilities (Water): No objections subject to conditions: -


In accordance with PPS25, surface water should not be allowed to discharge to foul / combined sewer. The site must be drained on a separate system with only foul sewage connected into the foul sewer. Surface water should discharge to the soakaway / watercourse / surface water sewer. If surface water is allowed to be discharged to the public surface water sewerage system, the flow may need to be attenuated to a maximum discharge rate determined by UU.


Public sewers cross the site and UU will not permit building over them. An access strip width of 3.5m, 7m either side of the centre line of the sewer will be required. 


Electricity North West: The development is adjacent to / includes Electricity North West’s electricity distribution equipment. It is essential that the applicant checks that they are within their own land ownership and that maintenance and / or access rights are maintained.


Partington Town Council: No objections


REPRESENTATIONS


One letter has been received from the Citizens Advice Bureau on behalf of the occupants of the neighbouring dwelling, making the following comments: -


· There is an area of land to the front of number 3 The Green in respect of which the ownership is disputed. 


· When the existing properties are demolished, the end gable wall of number 3 will need to be properly secured and finished.


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT 


1. The site is an existing residential plot within an established residential area, which is unallocated on the Development Plan. Although there would be no increase in the number of residential units, it could be argued that the development would be taking place on garden land, as the footprint of the dwellings would be increased from approximately 52 sq. m. to approximately 87 sq. m. Furthermore, the dwellings would project further forward towards the road than the existing properties and an additional hard surfaced driveway would be formed at the front of the site. It is therefore considered that, in terms of the recently amended Planning Policy Statement 3, Housing, (PPS3), which has removed garden land from the description of previously developed land, it may be appropriate to classed this proposal as green-field, garden land development.


2. On the 6th July 2010, the Department for Communities and Local Government revoked all Regional Spatial Strategies across the country and therefore the policies of the RSS for the North West no longer form part of the development plan and are not to be considered as material when determining planning applications (although evidence that informed the preparation of the revoked RSS may be a material consideration, depending on the facts of the case).

3. The Council has begun work on the production of its Local Development Framework (LDF), which will comprise a portfolio of documents and will, over time, replace the Revised Trafford UDP. Work on the Trafford Core Strategy, the first of these LDF documents, has reached an advanced stage in its production, with the Pre-Submission version of the Plan due to be published in the very near future. The Pre-Submission Trafford Core Strategy provides an up to date expression of the Council's strategic planning policy and as such (given that it is anticipated that it will not be significantly amended before being submitted to the Government towards the end of 2010 for independent examination) can be considered to be a material consideration, alongside the June 2006 Revised Adopted UDP – specifically housing policies H2 and H4 and development control policies D1, D2 and D3 – and revised PPS3, when considering and determining this planning application.


4. Revised UDP policies H2 and H4 indicate that the development of green-field land will normally be permitted, where necessary to achieve the new residential development target set in the plan and where the proposal: -

vi) Is well located in relation to established areas of housing, jobs, local community services and facilities;


vii) Avoids the use of important areas of open space;


viii) Is or can be made accessible by public transport and other non-car modes of travel;


ix) Respects and enhances the quality and character of the local built environment, and,


x) Does not prejudice the development or redevelopment of adjoining land.


5.

In so far as the new residential development target is concerned, development within the Borough is proceeding at a level that is well in excess of the target set in the Revised Adopted UDP but significantly below the updated target being proposed within the emerging LDF Core Strategy.


6.

In so far as any brown-field development target is concerned, no such target is set by the Revised Adopted UDP. Revised PPS3, however, sets a national annual target that at least 60% of new housing should be provided on previously developed land. The emerging LDF Core Strategy is proposing an indicative target that 80% of new housing should be provided on such land.


7.

Development monitoring data across the Borough for the period between 2006/2007 (when work began on the Core Strategy) and 2009/2010 indicates that the proportion of all new housing development built on brown-field land has achieved 76% of the total completed over that 4 year period.


10. At this point in time (effectively at the commencement of a new planning policy regime) it is considered that it would not be possible to demonstrate from the development monitoring information that is available that this development proposal for two replacement residential units would have a significant adverse impact on the Council’s ability to meet the development aspirations set out in the adopted or emerging elements of the development plan or those set out in revised PPS3. This position, of course, will need to be kept under review and the cumulative effects of further green-field residential development proposals submitted for consideration assessed to determine whether or not a significant adverse impact will result.


11. It is therefore considered that, even if this proposal is classed as greenfield garden land development, there is no objection in policy terms to the development of two replacement dwellings in this location.


DESIGN AND VISUAL AMENITY


10.
The application is a resubmission following the refusal on 8th December 2009 of application 74219/FULL/2009, which proposed three terraced dwellings. One of the reasons for refusal stated that the proposal would have represented an incongruous and cramped form of development that would have detracted from the character of the area. In particular, it was considered that the properties would have been too close to the boundaries with the adjacent properties on either side and there would have been too much hard surfacing to the front of the properties.


11.
The current application seeks to address this reason for refusal. It is considered that the proposed semi-detached dwellings would sit more comfortably on the site with distances of at least 2m to the boundary with the existing dwelling at 3 The Green and 1.7m to the boundary with 1 Lock Lane. The reduction in the number of dwellings has also resulted in a reduced parking requirement, which would allow the creation of a significantly larger area of landscaping and tree planting on the frontage, between the two individual driveways.


12. The design of the properties is similar to the previous scheme and makes some references to the design of the existing cottage at 3 The Green (incorporating canopies and curved bay windows). Whilst the ridge height would be approximately 0.5m higher than the ridge of number 3, it is considered that this would not appear incongruous, given that there would be a distance of between 2m between the properties. It is also noted that there is a wide variety of types and ages of house within the vicinity, including bungalows, semi-detached houses and three storey flats. 


13. The submitted layout plan also shows details of boundary treatment, consisting of a 600mm high wall to the road frontage between the two proposed driveways, a 900mm high timber fence to the side boundary with number 3 The Green within the front garden of Plot 2 and a 1.8m high concrete post and timber fence to the plot boundaries in the rear gardens. It is considered that a brick wall or a hedge would be more appropriate than a timber fence within the front garden and, it is therefore recommended that, notwithstanding the submitted details of boundary treatment, a condition should be attached requiring amended details of boundary treatment. 


14. It is therefore considered that, subject to appropriate conditions, the current proposal addresses the previous concerns about spaciousness and lack of landscaping and would not be out of character in the street scene.


RESIDENTIAL AMENITY

15. The previous application was also refused on the grounds that, due to the staggered layout and the proximity to the boundary with the adjacent dwelling at 1 Lock Lane, the development would have resulted in a loss of amenity for the occupiers of that property and a low level of amenity for the occupiers of the proposed dwellings. In order to address the concerns relating to residential amenity, the current application proposes that the dwellings would not project beyond a line drawn horizontally at 45 degrees from the centre of the nearest windows in the neighbouring dwellings. This is a guideline that is used by some local authorities in relation to house extensions close to the boundary with other dwellings. The equivalent Trafford house extension guidelines allow a two storey extension / building to project beyond the elevation of the neighbouring property by 1.5m plus the distance to the boundary. In practice, it has generally been considered that a projection of 1.5m plus the distance to the neighbouring house is acceptable. Whilst the originally submitted plans did not comply with this guideline in respect of the relationship to the adjacent dwelling at 3 The Green, amended plans have now been received that meet this guideline in relation to both neighbouring properties. 


16. The relationship between the two proposed dwellings would not meet these guidelines. At the rear, the dwelling on Plot 2 would project 2.4m further to the rear than the dwelling on Plot 1 whilst, at the front, the dwelling on Plot 1 would project 2.4m further forward of the dwelling on Plot 2. However, the dwellings have been designed so that the ground floor main habitable room windows are located away from the boundary between the two properties. At the front, the nearest ground floor main habitable room window in the dwelling on Plot 2 would be the kitchen window at 1.4m from the boundary. At the rear, the nearest ground floor main habitable room window in the dwelling in Plot 1 would be the living room patio doors, which would also be 1.4m from the boundary. Given these distances, it is considered that there would be a satisfactory level of residential amenity for the occupiers of the proposed dwellings. 


17. A letter has been submitted on behalf of the occupants of the neighbouring property, stating that there is an area of land to the front of number 3 in respect of which the ownership is disputed and that, when the existing properties are demolished, the end gable wall of number 3 will need to be properly secured and finished. The disputed area of land lies outside the current application site and it is therefore considered that this has no significant implications in respect of the proposed development. With regards to the issue of the treatment of the gable wall, it is recommended that a condition should be attached requiring the submission and implementation of a scheme to make good this end elevation.

18. It is therefore considered that the proposed development would be acceptable in terms of residential amenity. It is nevertheless considered that a condition should be attached removing permitted development rights as further extensions could have a detrimental impact on the amenity of the neighbouring properties. 

PARKING PROVISION AND HIGHWAY SAFETY


19.
The formation of the two driveways would allow the provision of two parking spaces per dwelling and it is therefore considered that the previous concerns relating to parking provision and layout would be overcome.  The LHA has raised no objections, subject to adequate drainage facilities or permeable surfacing being used on the driveways. 


ARCHAEOLOGICAL ISSUES

20.
The existing dwellings are in the historic core of the settlement of Partington and the Greater Manchester Archaeological Unit (GMAU) has commented that buildings are shown in this position on early maps dating back to 1777. As no information has been submitted in relation to the heritage asset, GMAU has stated that it is not possible to come to an informed view on the significance of this at the present time. It is therefore recommended that a condition should be attached requiring a programme of archaeological works to be secured in accordance with a written scheme of investigation.

DEVELOPER CONTRIBUTIONS


21.
Given that the proposed development comprises two replacement dwellings, it is considered that no financial contributions would be required towards public open space or Red Rose Forest.


CONCLUSION


22.
In conclusion, it is considered that the proposed development would overcome the previous reasons for refusal and would be acceptable in terms of design and visual amenity, residential amenity and highway safety. It is therefore considered that planning permission should be granted, subject to a Section 106 Agreement and subject to conditions.


RECOMMENDATION: GRANT, subject to: -


1. Standard Time Limit


2. List of approved plans including amended plans


3. Materials


4. Landscaping and, notwithstanding the details of boundary treatment shown on the approved plans, details of boundary treatment


5. Removal of permitted development rights


6. Prior to commencement of development, details of a scheme to provide adequate drainage or permeable surfacing to the driveways to be submitted. Prior to first occupation, provision of access and parking areas in accordance with approved details


7. Retention of access and parking areas


8. Tree Protection


9. Floor levels


10. Drainage


11. Details and implementation of scheme to make good end elevation of number 3 The Green


12. No demolition/development shall take place until the implementation of a programme of archaeological works has been secured in accordance with a Written Scheme of Investigation (WSI) which has previously been submitted to and approved in writing by the local planning authority. No demolition/development shall take place other than in accordance with the approved WSI. The development shall not be occupied until the site investigation has been completed in accordance with the programme set out in the approved WSI and provision made for the analysis, publication and dissemination of results and the archive deposition has been secured. The WSI shall cover the following:

i. 
A phased programme and methodology of site investigation and recording to include:


an historic building assessment


an historic building survey (where merited by the assessment results)


an archaeological watching brief


detailed excavation and recording (where merited by the watching brief results)

ii.    A programme for post investigation assessment to include:



analysis of the site investigation records and finds


production of a final report on the significance of the archaeological, architectural and historical interest represented.

iii.      Provision for publication and dissemination of the analysis and report on the site investigation.

iv.      
Provision for archive deposition of the report, finds and records of the site investigation.

v.     
Nomination of a competent person or persons/organisation to undertake the works set out within the approved WSI.

SD
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SITE


The application relates to a three storey building situated on the north-western side of Whitchurch Drive.  The site is situated within a predominantly residential area with St. Brides Way bonding the site to the north-west and Shrewsbury Street bounding the site to the south-west.  


The building originally provided elderly persons sheltered accommodation, though has not been used for residential purposes for some time.  Part of the ground floor is currently used as office accommodation


PROPOSAL


The application proposes a change of use of part of the ground floor of the building, to the north-east of the site, from offices used by Trafford Housing Trust, to a resource centre for the elderly.  The proposal would create an activity room and lounge area to be used as a resource centre for the elderly which will provide daily support.  The proposal will commission three services, the Trafford Muslim Association, African Caribbean Care and Age Concern Trafford.  The existing kitchen and toilet facilities will also be utilised by the new use.  


The application proposes the use of the building by Trafford Muslim Association and African Caribbean Care between 09:00 and 17:00 on Mondays to Fridays and by Age Concern Trafford seven days a week between 08:00 and 17:00.  The proposal would also provide a room for hot desking facilities for other groups such as Intergen (a community interest company), BME Voice and other community groups.  The building may be used for other community groups in the evenings up to 22:00. The remainder of the building would remain unused.

The proposal also entails the replacement of the existing entrance door.


REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19th June 2006.  


PROPOSALS MAP NOTATION 


Old Trafford Priority Regeneration Area

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


H10 – Priority Regeneration Area: Old Trafford


D1 – All New Residential Development


D2 – Vehicle Parking


RELEVANT PLANNING HISTORY

H/66147 - Change of use of part of ground floor to offices for Trafford Metropolitan Borough Council Neighbourhood Management Team – Approved with conditions on 19/02/2007.


H/ADV/64336 - Display of non-illuminated sign board – Approved with conditions on 24/05/2006.


H/66955 - Variation of condition 7 of planning permission H/66147 to allow use of premises between the hours of 0800 and 2200 on any day (including use by community groups) – Approved with conditions on 25/06/2007.

APPLICANT’S SUBMISSION 


The applicant has submitted a supporting statement which states the following: - 


· The building will operate as a resource centre for older people providing day support to the older citizens of Trafford by three commissioned services, including two BME providers.


· Age Concern offer 30 places Monday to Friday, 12 places Saturday to Sunday; African Caribbean provide 10 places Monday and Wednesday and Trafford Muslim Association provide 20 places Tuesday and Thursdays.


· Staffing levels are appropriate to the number of service users, which is around one member of staff to eight service users.


· The building may be used by a number of community groups in the evening up to 10pm however the number will be extremely low in comparison to a day centre.


· General parking is at the front pf the building where there are no current restrictions.


CONSULTATIONS


LHA – No objection, further comments discussed in the observation section of this report.

Greater Manchester Police Design for Security – Do not object to the proposal and make the following comments:


· All internal rooms should be capable of being secured when unoccupied.  There should be no means of access to any other areas/floors within the existing building.


· Lighting should be provided to all parking areas and the main entrance to the building to an adequate level.


· Any vegetation existing or proposed at the front of the site and around the car park should be kept to a maximum height of 1m and any trees should be at a height exceeding 2m so not to create potential hiding places or impede natural surveillance.


REPRESENTATIONS


None received.


OBSERVATIONS


PRINCIPLE OF PROPOSAL


1. The application site is situated within Old Trafford Priority Regeneration Area. Proposal H10 states that the Council will promote the development and re-use of unused, underused or derelict land and buildings for residential, business and community purposes.  The application proposes the re-use of an existing building which is only partly used.  There are therefore no policies or proposals within the Revised UDP which presume against this type of development.  The key areas for consideration are therefore the impact of the proposal on residential amenity and highway safety.


RESIDENTIAL AMENITY


2. Residential houses are situated adjacent to the site on Whitchurch Drive. The application proposes only a change of use of part of the ground floor of the premises, close to No.’s 15 and 16 Whitchurch Drive.  The proposed resource centre would be predominantly used during day time working hours with some evening activity up to 22:00 by other community groups.  It is considered that the day time activity proposed would have no greater impact on the surrounding residents than the existing office use.  It is also recognised that there is an extant planning permission on the site (H/66955) which allows the use of the premises between the hours of 08:00 and 22:00 on any day, including use by community groups.  It is therefore considered that the use of the premises by community groups until 22:00 in the evening has already been established.  It is recommended that a condition is attached preventing the use of the building for social events to ensure that undue noise and disturbance does not occur to surrounding residents.  It is thus considered that with appropriate conditions the proposed change of use would not unduly impact on neighbouring residents.


HIGHWAY SAFETY AND PARKING PROVISION


3. The applicant states that there will be approximately ten members of staff across the three main user groups and that most of the visitors will use public transport or be transported to the centre.  The closest use to the proposal in the Council’s car parking standards is a day care or adult training centre which requires one car parking space per staff member at the busiest time, therefore the provision of ten car parking spaces is required overall.  The submitted site location plan includes a car parking area within the sites red edge which shows the provision of sixteen car parking spaces.  It is therefore considered that the proposal is acceptable on highways grounds.


DESIGN AND VISUAL AMENITY


4. The application also proposes the replacement of the main entrance door to the front elevation.  This door is recessed within the footprint of the building and is therefore not very prominent within the street scene.  The design of the proposed door is considered acceptable an in keeping with the host building.


CONCULSION


5. The change of use of part of the ground floor of the premises to a resource centre for the elderly is considered acceptable in this location.  It is also considered that given the existing activities on the site, the use of the centre by other community groups later into the evening would not result in undue noise and disturbance.  The proposal is thus considered to comply with all relevant Policies and Proposals in the Revised Trafford Unitary Development Plan and an approval is therefore recommended.

RECOMMENDATION:

GRANT, subject to the following conditions:


1.   Standard 3 year time limit


2. List of approved plans


3.  The use hereby permitted shall not take place outside the hours of 08:00 to                         22:00 on any day.


4. The community use of the premises shall be restricted to use by Trafford Muslim Association, African Caribbean Care, Age Concern Trafford, BME Voice, Intergen and other community as agreed in writing by the Local Planning Authority.


5. The use hereby permitted shall be restricted to the ground floor area as shown on the submitted site plan and proposed alterations, drawing numbers L06 and L02.


6. Prior to the commencement of the use hereby permitted, details of measures to seek to address the concerns of GM Police including details of lighting to the entrance and parking areas and planting around the site shall be submitted to and approved in writing by the Local Planning Authority.  


VW
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LOCATION PLAN FOR APPLICATION No: - 75065/FULL/2010
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LOCATION PLAN FOR APPLICATION No: - 75087/FULL/2010



Scale 1:1250 for identification purposes only.
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LOCATION PLAN FOR APPLICATION No: - 75112/HHA/2010



Scale 1:1250 for identification purposes only.
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LOCATION PLAN FOR APPLICATION No: - 75305/COU/2010
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LOCATION PLAN FOR APPLICATION No: - 75331/FULL/2010
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LOCATION PLAN FOR APPLICATION No: - 75367/HHA/2010
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LOCATION PLAN FOR APPLICATION No: - 75392/FULL/2010
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LOCATION PLAN FOR APPLICATION No: - 75531/COU/2010
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 12th AUGUST 2010 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


To consider applications for planning permission and related matters to be determined by the Committee. 


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Dr. Gary Pickering

Further information from: Simon Castle


Deputy Chief Executive

Chief Planning Officer


Proper Officer for the purposes of the L.G.A. 1972, s.100D (Background papers): Chief Planning Officer 


Background Papers: 


In preparing the reports on this agenda the following documents have been used: 


1.
The Revised Trafford Unitary Development Plan (2006). 


2.
Supplementary Planning Guidance documents specifically referred to in the reports. 


3.
Government advice (Planning Policy Guidance Notes, Circulars, Regional Planning Guidance, etc.). 


4.
The application file (as per the number at the head of each report). 


5.
The forms, plans, committee reports and decisions as appropriate for the historic applications specifically referred to in the reports. 


6.
Any additional information specifically referred to in each report. 


These Background Documents are available for inspection at Planning and Building Control, Waterside House, Sale Waterside, Sale, M33 7ZF 

TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 12th August 2010

Report of the Chief Planning Officer


INDEX OF APPLICATIONS FOR PERMISSION TO DEVELOPMENT etc. PLACED ON THE AGENDA FOR DECISION BY THE COMMITTEE


		Applications for Planning Permission 



		Application

		Site Address/Location of Development

		Ward

		Page

		Recommendation



		74564

		Land at Parkway, Junction 9 of M60 and Southern Boundary of Trafford Centre. M32 9TG

		Davyhulme East

		1

		Minded to Grant



		75065

		177 Marsland Road, Sale. M33 3ND

		Brooklands

		17

		Grant



		75087

		Land off Wyndcliff Drive and to the rear of 4 Western Road, Flixton. M41 6LF

		Flixton

		24

		Refuse



		75112

		6 Greenbank Road, Sale. M33 5PL

		Ashton-on-Mersey

		39

		Grant



		75305

		4 Stamford Road, Bowdon. WA14 2JU

		Bowdon

		43

		Grant



		75331

		Units 9 and 10 Sevenside Industrial Park, Trafford Park. M17 1WA

		Gorse Hill

		48

		Minded to Grant



		75367

		29 Beeston Road, Sale. M33 5AQ

		St Mary’s

		53

		Grant



		75392

		1-2 The Green, Partington. M31 4QG

		Bucklow St. Martin’s

		59

		Grant



		75531

		Isobel Baillie Lodge, 14 Whitchurch Drive, Old Trafford. M17 1WA

		Clifford

		69

		Grant





Note: This index is correct at the time of printing, but additional applications may be placed before the Committee for decision.
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PLANNING DEVELOPMENT CONTROL COMMITTEE



8th JULY, 2010 


PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Dr. Barclay, Bunting, Chilton, Fishwick, Gratrix, Hooley, Kelson, Malik, Mrs. Reilly (Substitute), Shaw and Smith. 


In attendance:  Chief Planning Officer (Mr. S. Castle), 


             South Area Team Leader – Planning (Mrs. A. Kite), 



Planner (Ms. D. Ripa), 



Traffic Manager (Mr. G. Williamson), 



Solicitor (Mrs. C. Kefford),


Communications Officer (Mrs. S. Sykes),  



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Anstee, Mrs. Dixon, Mrs. Houraghan and Hyman.  


APOLOGIES


Apologies for absence were received from Councillors Walsh and Whetton. 

14. 
MINUTES 




RESOLVED: That the Minutes of the meeting held on 10th June, 2010, be approved as a correct record and signed by the Chairman. 


15. 
ADDITIONAL INFORMATION REPORT 



The Chief Planning Officer submitted a report informing Members of additional information received regarding applications for planning permission to be determined by the Committee. 




RESOLVED:  That the report be received and noted. 


16. 
APPLICATIONS FOR PERMISSION TO DEVELOP ETC. 

		

		(a)
Permission granted subject to standard conditions prescribed by statute, if any, and to any other conditions now determined





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		74922/FULL/2010 – Children & Young People Services, Trafford Council – Delamere School, Irlam Road, Flixton. 

		

		Erection of a single storey extension to the south west of the existing school building to provide replacement classroom accommodation. 





		

		75025/FULL/2010 – CYPS – Trafford Council – Woodheys Primary School, Meadway, Sale. 

		

		Demolition of existing mobile classrooms and toilet blocks; erection of single storey side and rear extensions to form additional classrooms, teaching facilities and toilets.  Creation of additional hardstanding centrally within the site to form extended hard play area. 





		

		75101/FULL/2010 – CYPS – Trafford Council – Woodheys Primary School, Meadway, Sale. 

		

		Siting of a mobile building for a temporary period to provide six classrooms and toilet facilities centrally within the site. 





		

		75139/FULL/2010 – Trafford Council – Partington & Carrington Children’s Centre, 106 Central Road, Partington. 

		

		Siting of steel container for the storage of play equipment. 





		

		74521/COU/2009 – P. M. Statham (Funtazia Ltd) – Unit 7, Crown Industrial Estate, Canal Road, Timperley. 



		

		Change of use from B8 (Storage & Distribution) to D2 (Assembly & Leisure) at Unit 7, Crown Industrial Estate to form family entertainment unit in association with existing use at Unit 8.  Provision of additional on-site car parking. 





		

		(b)
Application withdrawn 





		

		Application No., Name of

Applicant, Address or Site



		

		Description



		

		75085/FULL/2010 – Mr. John Long – Land at Golf Road, Sale. 

		

		Creation of off-airport parking facility (535 car parking spaces) with ancillary roads and footpaths, 2 no. bus shelters, 2m high security fencing and gates, 29 no. 8m high floodlighting columns and landscaping, erection of single storey control room. 







17. 
APPLICATION FOR PLANNING PERMISSION 74382/FULL/2009 – BLACK OR WHITE LTD – 130A FLIXTON ROAD, URMSTON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a part three storey, part two storey building to accommodate 5 flats with associated car parking and landscaping after demolition of existing buildings. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a contribution of £9,624.53 for:- 

· A contribution to children’s playing space and outdoor sports facilities provision of £8,684.53 split between a contribution of £5,767.74 towards children’s playing space and £2,916.79 towards outdoor sports facilities in accordance with the Council’s adopted SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


· A contribution to Red Rose Forest of £940 towards tree planting in accordance with the Council’s adopted SPG ‘Developer Contributions towards Red Rose Forest’ less £235 for every tree planted on site as part of an approved landscaping scheme. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


18.
APPLICATION FOR PLANNING PERMISSION 74541/FULL/2010 – MR. M. DUTSON – PAMFORD, 19 VICARAGE LANE, BOWDON 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of one pair of semi-detached houses with associated parking following demolition of existing dwelling. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total financial contribution of £3,570.19 (comprising £1,942.82 towards open space provision, £922.37 towards outdoor sports facilities provision and a maximum of £705 as a contribution towards Red Rose Forest tree planting off site which would be reduced by £235 per tree planted on site as part of an agreed planting scheme). 


(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions and standard reasons now determined. 

19. 
APPLICATION FOR PLANNING PERMISSION 74764/FULL/2010 – DSG INTERNATIONAL PLC – CURRYS, ALTRINCHAM RETAIL PARK, GEORGE RICHARDS WAY, ALTRINCHAM 


The Chief Planning Officer submitted a report concerning an application for planning permission for the installation of mezzanine floor to provide additional retail floorspace. 




RESOLVED – 

(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure a total maximum financial contribution of £3,995 towards Red Rose Forest/off site tree planting. 


(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 


20. 
APPLICATION FOR PLANNING PERMISSION 74800/COU/2010 – MR. NAVID ULLAH – 4 EYEBROOK ROAD, BOWDON 


The Chief Planning Officer submitted a report concerning an application for the Change of Use of detached dwelling into one dwelling and a children’s day care facility to accommodate up to 30 children.  Provision of associated fencing, car parking and new access to Eyebrook Road.  External alterations. 




RESOLVED:  That permission be refused for the following reasons:- 




The introduction of the proposed commercial use in this quiet residential area would result in noise disturbance, additional parking, hardstanding areas and signage which would detract from the amenities of nearby residents and would detract from the residential character of the area. As such the proposed development would by contrary to Proposals D1 and D8 of the Revised Trafford Unitary Development Plan and  adopted planning guidelines ‘Day Nurseries’ and ‘Use of Residential Property for Business Purposes’.

21. 
APPLICATION FOR PLANNING PERMISSION 74904/FULL/2010 – KIDS UNLIMITED NURSERIES – 163 MARSLAND ROAD, SALE 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing building and erection of two storey building to form children’s day nursery for maximum of 100 children and works ancillary thereto, including relocation of vehicular access and erection of fence to front boundary (maximum height 1800mm). 




RESOLVED:  That planning permission be refused for the following reasons:- 




The proposed development, by reason of its size (including the number of children likely to attend), siting and location would result in serious harm to the amenity of nearby residents by reason of:


(i) noise and disturbance from the use of the outdoor play area;




(ii) 
noise from vehicles accessing and egressing the car park and related activity;




(iii) 
cars parking on street and blocking the access at Aylwin Drive and other private driveways and




(iv) 
the external lighting of the site, in particular the car park.



As such, the proposal would be contrary to Proposals D1 and D8 of the Revised Trafford Unitary Development Plan and the Council's approved Planning Guidelines for Day Nurseries and Playgroups. 



[Note: Councillor Chilton declared a Personal Interest in application 74904/FULL/2010, as he is a member of Sale Civic Society.] 


22. 
APPLICATION FOR PLANNING PERMISSION 75087/FULL/2010 – EXECUTORS OF MS. M. E. EVANS – LAND OFF WYNDCLIFF DRIVE AND TO THE REAR OF 4 WESTERN ROAD, FLIXTON 


This item was withdrawn from consideration at this Committee meeting. 

23. 
BARTON SQUARE, BARTON DOCK ROAD, TRAFFORD CENTRE – DEED OF VARIATION TO SECTION 106 AGREEMENT 


The Chief Planning Officer submitted a report informing Members of the current position in respect of the Section 106 Agreement related to the Barton Square shopping development at the Trafford Centre and to seek the Committee’s agreement to a Deed of Variation to the existing Legal Agreement, to extend the period during which money can be drawn down to be applied to the proposed Metrolink extension to serve Trafford Park and the Trafford Centre.  




RESOLVED:  That the Director of Legal and Democratic Services, in liaison with the Chief Planning Officer, be authorised to prepare and complete a Deed of Variation to the existing Legal Agreement relating to the Barton Square retail development on the terms now agreed, as follows:- 


· The contribution will be £9.8 million adjusted to reflect any further increases in this index-linked sum up to the point of signing the Deed of Variation.  The sum to be entered into the Deed of Variation will be index-linked from the signing of the Agreement to the point of final draw-down.

· The sum will be payable into a stakeholder account.

· The money will be applied as a contribution towards the construction and land acquisition costs of the Trafford Park Metrolink Extension.

· The money will be payable when the Council serves notice on Peel Holdings that a contract has been let to construct the Trafford Park Metrolink Extension to the Trafford Centre.

· If both the Council and Peel Holdings agree that the likelihood of the above contract being let or the likelihood of the renewal of powers to enable the GMPTE to build the line have become negligible, then the Council may give notice to Peel Holdings that the sum, or part(s) thereof, will be applied instead towards public transport (or other) infrastructure improvements in the vicinity of the site which will relate to and will be of benefit to the Barton Square development. 

· Other infrastructure improvements means either improvements to the highway network which facilitate the movement of public transport services or other highway improvements as agreed between both parties.

· The alternative use of the money as set out above will be subject to approval in writing by Peel Holdings (such approval not to be unreasonably withheld or delayed) and will be payable when the Council serves notice on Peel Holdings that a contract has been let to construct the approved works.

· The timing of any Agreement with Peel to direct the contribution (or parts thereof) either to Metrolink or to projects other than Metrolink should allow for sufficient time for those projects to be implemented before the money is due to be repaid.

· The Deed of Variation will have a 10 year life span from the date of signing.  





The effect of the above terms would be to extend the life of the Agreement from 2014 to 2020. 


24.
SECTION 106 CONTRIBUTIONS – POSITION STATEMENT 2009/10


The Chief Planning Officer submitted a report informing Members of the number of planning applications approved by the Committee during 2009/10 where Section 106 contributions have been required and on the overall position on contributions that have been triggered, received and allocated to Council development projects since 2001/2. 




RESOLVED:  That Members noted the contents of the report. 



The meeting commenced at 6.30 p.m. and concluded at 8.45 p.m. 
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PLANNING DEVELOPMENT CONTROL COMMITTEE – 12th AUGUST 2010 

REPORT OF THE CHIEF PLANNING OFFICER 


APPLICATIONS FOR PERMISSION TO DEVELOP, ETC. 


PURPOSE


To consider applications for planning permission and related matters to be determined by the Committee. 


RECOMMENDATIONS


As set out in the individual reports attached. 


FINANCIAL IMPLICATIONS


None unless specified in an individual report. 


STAFFING IMPLICATIONS


None unless specified in an individual report. 


PROPERTY IMPLICATIONS


None unless specified in an individual report. 


Dr. Gary Pickering

Further information from: Simon Castle


Deputy Chief Executive

Chief Planning Officer


Proper Officer for the purposes of the L.G.A. 1972, s.100D (Background papers): Chief Planning Officer 


Background Papers: 


In preparing the reports on this agenda the following documents have been used: 


1.
The Revised Trafford Unitary Development Plan (2006). 


2.
Supplementary Planning Guidance documents specifically referred to in the reports. 


3.
Government advice (Planning Policy Guidance Notes, Circulars, Regional Planning Guidance, etc.). 


4.
The application file (as per the number at the head of each report). 


5.
The forms, plans, committee reports and decisions as appropriate for the historic applications specifically referred to in the reports. 


6.
Any additional information specifically referred to in each report. 


These Background Documents are available for inspection at Planning and Building Control, Waterside House, Sale Waterside, Sale, M33 7ZF 

TRAFFORD METROPOLITAN BOROUGH COUNCIL


PLANNING DEVELOPMENT CONTROL COMMITTEE - 12th August 2010

Report of the Chief Planning Officer


INDEX OF APPLICATIONS FOR PERMISSION TO DEVELOPMENT etc. PLACED ON THE AGENDA FOR DECISION BY THE COMMITTEE


		Applications for Planning Permission 



		Application

		Site Address/Location of Development

		Ward

		Page

		Recommendation



		74564

		Land at Parkway, Junction 9 of M60 and Southern Boundary of Trafford Centre. M32 9TG

		Davyhulme East

		1

		Minded to Grant



		75065

		177 Marsland Road, Sale. M33 3ND

		Brooklands

		17

		Grant



		75087

		Land off Wyndcliff Drive and to the rear of 4 Western Road, Flixton. M41 6LF

		Flixton

		24

		Refuse



		75112

		6 Greenbank Road, Sale. M33 5PL

		Ashton-on-Mersey

		39

		Grant



		75305

		4 Stamford Road, Bowdon. WA14 2JU

		Bowdon

		43

		Grant



		75331

		Units 9 and 10 Sevenside Industrial Park, Trafford Park. M17 1WA

		Gorse Hill

		48

		Minded to Grant



		75367

		29 Beeston Road, Sale. M33 5AQ

		St Mary’s

		53

		Grant



		75392

		1-2 The Green, Partington. M31 4QG

		Bucklow St. Martin’s

		59

		Grant



		75531

		Isobel Baillie Lodge, 14 Whitchurch Drive, Old Trafford. M17 1WA

		Clifford

		69

		Grant





Note: This index is correct at the time of printing, but additional applications may be placed before the Committee for decision.
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		WARD:Hale Barns

		          74747/FULL/2010 



		DEPARTURE:No





		ERECTION OF NEW THREE STOREY SCHOOL BUILDING INCORPORATING SWIMMING POOL & SPORTS HALL LOCATED TO NORTH WEST SIDE OF SITE.  FORMATION OF NEW ALL WEATHER PITCH WITH FLOODLIGHTING AND SECURITY FENCING, 2XGRASS RUGBY PITCHES, ONE JUNIOR FOOTBALL PITCH, RETENTION OF EXISTING GRASS RUGBY PITCH AND ERECTION OF DETACHED MAINTENANCE STORE.  CREATION OF ADDITIONAL VEHICULAR ACCESS ONTO HALE ROAD.  PROVISION OF NEW CAR PARKING, CYCLE STANDS AND ON SITE COACH/SCHOOL BUS PARKING AREA.  NEW HARD AND SOFT LANDSCAPING THROUGHOUT SITE.  DEMOLITION OF EXISTING SCHOOL BUILDINGS AND ANCILLARY STRUCTURES.

St Ambrose College, Wicker Lane, Hale Barns





		APPLICANT:The Governing Body of St Ambrose College





		AGENT: Sheppard Robson





		RECOMMENDATION: MINDED TO GRANT, SUBJECT TO SECTION 106 AGREEMENT
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This application was considered the meeting on 13th May 2010 where the Committee resolved to be Minded to Grant the application subject to a Section 106 agreement.  Subsequently some adjoining residents who opposed the application have taken advice from counsel and have as a result approached the Council indicating that they intend to seek a Judicial Review of any planning permission issued by the Council in respect of this application.  The purpose of this report is to consider the two issues raised by the residents in the “Pre-Action Protocol” letter submitted to the Council.


SITE

The application site is located on the south side of Hale Road and includes the main school buildings and playing fields.  St Ambrose College is a Catholic voluntary aided boy’s selective grammar school for11-18 age groups.


To the north-west side of the site the school shares a boundary with numbers 4,6,8 & 10 Ashmeade, two storey detached residential properties; the boundary treatment consists of both timber fencing and railings approximately 2m in height.  Adjacent to 10 Ashmeade on the northern boundary of the site, is an area of hardstanding with a access onto Hale Road.  The remainder of this northern boundary with Hale Road consists of a row of mature trees and low level timber post and rail fence.

To the east side of the application site is Holy Angels Church which has a shared access with the school from Wicker Lane, an area of mature trees and dense landscaping separates the Church and the school.  Beyond the south east corner of the application site is St Ambrose Preparatory School which has a shared access with St Ambrose College from Wicker Lane.  Also located beyond the application site to the south east but within the vicinity of the grounds is the Christian Brothers House (Woodeaves House) which also shares an access from Wicker Lane with the school.

Beyond the southern boundary of the site is a public pathway leading from Wicker Lane in the east across to Broad Lane to the west.  The boundary treatment on the school side consists of a 2m high concrete sectional fence with a belt of mature trees within the application site.  On the other side of the public pathway to the south of the site are residential properties within a housing development called ‘The Coppice’, these are detached two storey dwellings.

To the west side of the site is the boundary with residential properties along Broad Lane, these are large detached properties, the rear gardens of which back onto the school boundary.  Boundary treatment varies with each property and includes approximately 2m high walls, fences and hedgerows augmented with trees and bushes of varying heights.

The main school buildings are situated to the south side of the site close to the southern boundary with The Coppice.  The school has been extended previously and has a sprawling footprint with buildings at single and two storey level with the main classroom accommodation located in two storey blocks facing onto an area of tarmac playground and a row of three portacabins adjacent to the southern boundary.  This area is enclosed by steel palisade fencing.  The school has its main playing field to the north side of the site nearest Hale Road which is marked out for rugby with the area of open space to the west side of the site marked out for varying sports including football and cricket.  A number of mature trees are located around the site boundaries and immediately to the north side of the school buildings along the access road.

PROPOSAL


The application proposes the erection of a new three storey school building located in the north west corner of the site, upon its completion the existing school buildings will be demolished.  


The new building will provide 11,537sqm of gross internal floor space compared to the existing school building which has 6,182sqm of gross internal floor space.  The new building will be positioned 13.5m from the boundary with 10 Ashmeade at the nearest point to the north and will retain a distance of 50m to the boundary with 5 and 7 Broad Lane at the nearest point to the west.

The footprint of the new building will be in the form of a Celtic Cross; the layout includes a central circular area with four splayed sections (wings) extending out north, south, east and west. The two story north wing will house music rooms and a lecture theatre, the three storey east wing will house language classrooms, the extended two storey south wing will house sports facilities including a sports hall and swimming pool and the three storey west wing will house design technology rooms.  The central circular atrium is designed as a multi-functional space for assembly, dining and social interaction and includes a chapel and libraries and the headmaster’s office and senior staff offices.

The building is designed in a contemporary style with flat roofs and the pallet of materials will include grey engineering brick, render and large areas of glazing.

The proposed development will also include the creation of a new vehicular access onto Hale Road which will be located approx 30m to the east side of the most northern point of the site where it adjoins Hale Road.  This access will be for ingress and egress for cars  and egress only for coaches and school buses.  The existing access onto Hale Road will be retained for access to the site for coaches and buses.  A new access road from the new site entrance will be formed along the north and north-east side of the school building with 87 car parking spaces being provided (including four disabled spaces) and 112 cycle spaces.  Space for coaches to park on site will be provided centrally on the site to the south of the existing main rugby pitch.

In the south east corner of the site two new grass rugby pitches (one senior, one junior) will be formed with a new synthetic cricket wicket between.  To the east of these pitches in the area currently occupied by the main school buildings will be provided a new senior all weather pitch.  This pitch will be bounded by a 3.2m high weldmesh perimeter fence with 6-8m high temporary ball-stop cotton netting at either end.  The pitch will also be flanked by eight 14m high floodlighting columns around the perimeter of the pitch.  


An existing synthetic pitch which is in the ownership of the Christian Brothers but used by the school will be retained on the eastern side of the site.  A new junior grass soccer pitch will be formed on the western side of the existing access road from Hale Road.  The existing rugby pitch along the Hale Road boundary will be retained with the formation of another synthetic cricket wicket and two grass wickets between both these pitches.  A running track will be marked out around the perimeter of these two pitches, with other markings provided for associated field sports.

Extensive soft and hard landscaping is proposed throughout the site.  In addition a trim trail, allotments, contemplation garden, orchard and wetland habitat area will be provided as part of the overall site redevelopment.  A hard playground area will be located to the south-west side of the school building.

Ancillary structures proposed include a maintenance store located to the southern side of the site, a United Utilities electrical sub-station to the northern boundary and bin store area located adjacent to the boundary with 10 Ashmeade.  A spectator’s canopy is proposed to the north-west side of the all weather pitch and a timber seed shelter within the contemplation garden.  CCTV cameras are proposed to cover all aspects of the school building and car-park and all weather pitch.  External lighting is proposed to the buildings and throughout site including access roads and car parking areas.

Following the redevelopment of the site the school student population will increase from its current level of 850 to 1050 pupils, this will be split 750 11-16 year olds and 300 16-18 year olds.


Amended plans and additional information have been received during the course of the application proposing a number of amendments to the submitted scheme.  


CONSULTATIONS


A number of consultation responses were received from the LHA, Pollution and Licensing in respect of land contamination, the Council’s Drainage team, the Environment Agency, Sport England, United Utilities, the Greater Manchester Ecology Unit, the Greater Manchester Police, the Greater Manchester Passenger Transport Executive and Manchester Airport plc.  

In respect of noise and lighting issues, the Pollution and Licensing service commented originally as follows: 


Noise


The Applicant shall submit for approval, in writing, an assessment of the impact of the proposed development on neighbouring sensitive premises. The assessment shall address the potential for any noise nuisance to occur which may impact upon the amenity of neighbouring sensitive premises both during the construction phase and the operational phase of the proposal. The assessment shall identify fully all control measures which are required to control the impact of the nuisance. 


All approved measures identified shall be implemented and retained throughout the duration of any works during the construction phase. 


All approved measures for the operational stage shall be retained and maintained thereafter. 


No works shall be permitted on site until the control measures have been agreed in writing with the Local Planning Authority. 


A verification report shall be submitted for written approval to the Local Planning Authority confirming that all measures recommended by the noise report have been implemented in full prior to the final occupation of the site.


Deliveries, servicing and collections, including waste collections, shall be taken at the site only between the hours of 07.30 hours and 20. 00 hours.  No deliveries are to take place at any time on Sundays, Bank Holidays or Public Holidays. 


Should the applicant propose to attach any equipment that is likely to generate noise to the premises it is recommended that it be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.

All measurements and assessments should be undertaken in accordance with British Standard BS 4142: 1997.

 


Details of the scheme should be submitted to this section prior to the commencement of any works.


Extraction / Ventilation

Suitable ventilation extraction equipment shall be installed to suppress and disperse fumes and smell created from cooking on the premises. The equipment shall be effectively operated and maintained in accordance within manufacturers instructions for as long as the proposed use continues. The equipment shall be installed in full working order. Details of the equipment shall be submitted to and approved by the Local Planning Authority prior to commencement of the development.


Lighting


The supporting documentation on the proposed lighting scheme has been assessed.  The applicant’s lighting engineer has been asked to demonstrate how the proposed floodlighting scheme to the artificial pitch falls within the Institute of Lighting Engineers Guidance Notes for the Reduction of Obtrusive Light.  Other lighting proposed on the site should also comply with this guide.

The Pollution and Licensing service have considered the further noise work undertaken on behalf of the applicants and their comments are covered in the Observations section of this report. 


REPRESENTATIONS: 

Representations objecting to the proposals were received from 11 local residents, the main issues of concern being:


· Inappropriate siting of new building in close proximity to residential properties.


· New building will overlook nearby residential properties.


· After-school use of the building and school facilities will be detrimental to residential amenity


· Noise from plant and maintenance installations will impact on residential amenity

· The application is deficient in that it shows no costings or evidence of serious professional consideration of the pros and cons of the alternatives.


· Previous breaches of planning at site have been ignored  


· The board of governors of the college do not and have never recognised that they have any need to consider the effects of their actions on the community.


· Potential for flooding of nearby residential properties is a serious problem; if such flooding where to occur Trafford Council would be responsible and claims would be directed to the Council.


· Occupants at 9 Broad Lane will consider their position in respect of future injunctive relief in relation to any nuisance and/or annoyance due to noise and floodlighting.


· Local residents will be exposed to car fumes as a result of having a new car park close to residential boundaries.

· Will result in a significant increase in traffic volumes and congestion as a result in the increase of student numbers.  New access onto Hale Road will result in problems at rush hour.  


· Proposed security lighting, CCTV and floodlighting will be very intrusive


· The proposed building is entirely incompatible with the character of its surroundings and does not enhance the area due to its scale, massing, height, and design.

· There is an alternative option, namely that the existing school is demolished and a new school be built on the same site, as in the original proposed plan.  Temporary accommodation for the school is a perfectly viable proposition and there are precedents for this.

A letter of objection was also submitted on behalf of the residents of the Sunrise Senior Living home which is situated across Hale Road to the north.  The main points raised were:  

· No reference is made to the adjacent conservation area and the impact the proposal could have on the character and appearance of that area. 


· Given that the floodlights could be used until 10.00pm, a further detailed explanation is requested which would demonstrate that the lux levels associated with this lighting would not have a negative impact on the residential amenity enjoyed by the existing residential properties to the south of the site and the living conditions of residents at the Sunrise Senior Living home on the opposite side of Hale Road.

· Confirmation is also requested that the impact of the additional lighting to car parks and pedestrian walkways has been adequately assessed and will not cause material harm to adjacent occupiers.

· The significant increase in floorspace on the site and the potential for the general public to use the sporting facilities would mean that the actual increase in trips may be significantly higher than that associated with the additional students during am and pm.  


· In relation to the new access onto Hale road it is my client’s experience of the traffic flows along Hale Road, particularly during the morning and evening peak hour, the road can suffer from congestion.

A further letter was submitted by a planning consultant on behalf of residents of Ashmeade and Broad Lane which raised additional issues:

· There is no evidence that the applicant has sought to an opinion whether or not the proposed development requires a statutory environmental assessment and no formal request to screen the development under the EA regulations has been sought.  The Council should be satisfied that the proposed development has been considered in line with the appropriate statutory requirements of the EA regulations. 

· There is no appropriate open space assessment in line with Planning Policy Statement 17 (PPS17) ‘Planning for Open Space, Sport and Recreation’.

· There is no stage 2 Flood Risk Assessment; residents have indicated a history of flooding within their sites.

· There is no landscape character assessment to accompany the design proposals. 

· The submitted noise survey is inadequate in that it only deals with noise from external plant and machinery associated with the ‘building services’.  No information is provided on noise associated with the new building and the new access road and car park.


OBSERVATIONS

ISSUES RAISED BY RESIDENTS IN “PRE-ACTION PROTOCOL” LETTER

1. The residents have submitted a letter forewarning the Council of a potential application for judicial review of any planning permission granted by the Council for this development.  This is based upon advice they have sought from a QC which argues that the report considered by the Committee and the way it was considered by the Committee was so deficient in two respects that the planning permission would be legally flawed.  The two concerns are firstly to do with the way that the issue of noise likely to arise from the development was assessed and considered and secondly the application to this school development of separation distances which are appropriate only to residential properties.  These two matters are considered in the following sections. 

NOISE

2. The residents argue that the officers’ report on the planning application fails to engage with the noise issue in any material way in that it does not address the issue in respect of comings and goings from the new car park, of the use of the various pitches and related spectators and of the general noise arising from over 1,000 pupils using the school site.  The recommendation of the Pollution and Licensing team to attach a condition which requires the submission of a noise assessment which should, inter alia, recommend noise attenuation measures to address any potential noise nuisance.  This is seen to be a recognition by the team that there will be noise impacts.  It is argued that the Council should not determine the planning application until those noise impacts have been assessed and resultant attenuation measures agreed because the noise impacts may unacceptably bear upon adjoining residential properties and may only be mitigated by reconsideration of the siting of the building or other elements of the proposed development.  

3. Discussion with the Pollution and Licensing team have confirmed that their recommendation of this condition was based upon a view that any likely noise impacts of the new school configuration would be capable of mitigation by appropriate detailed measures and that these noise impacts would not challenge the central point of whether planning consent should be granted or not.  However it is accepted that this more detailed assessment of noise levels that would arise generally from the new school in the proposed configuration has not been undertaken and that it would have been appropriate to do so before the planning application is determined.  

4. The applicants have already submitted a noise assessment in anticipation of complying with the condition originally recommended.  This assessment has been examined by the Pollution and Licensing team who have sought more information.  The likely impacts of general activity at the proposed school and of the use of the all-weather pitch and of the car park have been considered and they have recommended a condition to control construction noise disturbance by restricting the hours within which construction activity can take place, a condition requiring submission of details of acoustic treatment of any external plant and air conditioning units to be erected on the school building, and a condition restricting the hours of use the external playing pitches to 7.00 p.m. on weekdays and 5.00 p.m. on Saturdays (7.00 p.m. for the cricket pitch) with no use being allowed on Sundays.


5. It is considered that the conditions now recommended by the Pollution and Licensing team would provide an appropriate degree of protection to adjoining residents from undue noise disturbance.  In particular the last condition would enable the school to enjoy a reasonable level of use of the proposed outdoor pitch facilities.  This condition would also have the effect of reducing the usage of the car parking areas adjoining the school building in the north west corner of the site during evenings and at weekends and thereby ensuring that adjoining residents would not be affected by noise disturbance to an unacceptable degree.

SEPARATION DISTANCES 

6. The nearest residential properties are the houses on Ashmeade to the north, Broad Lane to the west and The Coppice to the south side of the site.  At the nearest point the proposed new building will be positioned 13.5m from the rear boundary and 25m to the nearest point of the house at no. 10 Ashmeade, which is the nearest house to the proposed building.  The residents argue that the officers’ report and the Committee have sought to apply separation distances from the Council’s approved guidelines for residential properties contained in the relevant Supplementary Planning Guidance document when assessing the acceptability of the separation distances from the nearest houses.  They argue that there is no comparison between a house and a school and that the report fails to consider the actual relationship between the nearest house and the new school building.  In this way the Committee has failed to take into account a material planning consideration and/or has taken into account an irrelevant consideration.

7. Officers do not accept this criticism of the analysis contained within the report.  Reference was made to the SPG on New Residential Development as follows: 
“Council Residential Privacy Guidelines require a distance of 10.5m from 
second floor windows to a boundary and 27m for the minimum interface 
distance across private gardens.  These distances are taken from the 
Council’s New Residential Development SPG and although not directly 
applicable to this current application, it would be considered to be appropriate 
to require similar interface distances.” 




      It is evident that officers were advocating that the residential privacy guidelines be seen as a useful guide given that the Council has not prescribed separation distances between school buildings and houses.  The report went on to provide a detailed analysis of the position and configuration of 10 Ashmeade, of its relationship to the school site, including window aspects and distances from the proposed school building, and of its relationship with the proposed car park (paragraphs 12, 13, 15, and 20).  In this way the report did seek to describe the relationship and consider the issues that might arise.  The report also explicitly concluded (in paragraph 13) as follows:                     


 






“It is accepted that the building would involve some loss of amenity for the 
occupiers of 10 Ashmeade through loss of outlook, mainly from their private 
rear garden, and the visual impact of a relatively large building.  However it is 
considered that on balance this relationship can be accepted given the 
separation distances involved and the orientation of the school building and 
the house.”



CONCLUSION


8. The previous report concluded that the proposed development will provide a modern secondary education college with excellent, up to date facilities for its students which would appropriately reflect the success and attractiveness of the school within the borough.  The report accepted it will result in the loss of a number of mature trees on site with additional noise, activity and traffic generation associated with the proposed building being relocated within the application site.  However it considered that the proposed development is of a high quality design that will add interest and variety to the street scene and area.  It also considered that the impact of any additional traffic is likely to be offset by the provision of additional car-parking spaces, the removal of school buses and coaches from parking on Wicker Lane to within the site and the continuing updating of the Travel Plan.  

9. The report went on to say that it considered that any impacts on residential and visual amenity and highways concerns and general activity within the site associated with the daily operation of a school site would not be so detrimental as to justify refusal of the planning application and should be balanced against the significant benefits for existing and future pupils of St Ambrose and for community of Hale Barns and for the wider borough.

10. The matters raised by the residents in their “Pre-Action Protocol” letter do not alter the conclusions of officers in recommending that the application be approved.  Officers believe that the residents’ criticisms of the way that the separation distances between the proposed school building and nearby houses were considered are unjustified.  The concerns of the residents in respect of noise have been considered carefully and further work has been requested and undertaken by the applicants’ noise consultants.  On the basis of this work, officers have concluded that a more detailed set of conditions governing possible noise impacts from the pitches and car park would be appropriate and these are recommended below (conditions 10, 12 and 23).  


RECOMMENDATION:- 


(A) That the Council is minded to grant planning permission subject to a Section 106 agreement to secure:-


1. A financial contribution of £55,000 towards the provision of a puffin crossing across Hale Road and the implementation of waiting restrictions in the vicinity of the school site.

(B) That upon satisfactory completion of the above legal agreement, planning permission be granted subject to the following conditions:-


1. Standard


2. Approved Plans


3. Submission of materials


4. Permeable surfacing for hardstanding – standard condition

5. Use Class Condition


6. Tree Protection


7. No development shall take place until a final Method Statement for Arboricultural Works associated with access, temporary protective fencing, felling and pruning, hard surfacing and phasing / timing of works, in accordance with the arboricultural consultant's recommendations (Page 17 of the Arboricultural Impact Assessment [AIA]), has been submitted to, and approved in writing by, the Local Planning Authority.

8. The developer's consulting arboriculturalist to forward a monthly summary of monitoring undertaken during planned monthly visits to site to the Local Planning Authority, in accordance with 8 (Communication) and 9 (Supervisory Arrangements) of the Draft Construction Method Statement for Arboricultural Works (Page21).

9. Landscaping

10. All construction activities to be carried out in accordance with BS 5228:2009. The applicant must submit a management plan describing all mitigation measures to be adopted to meet the noise criteria set out in the report entitled ‘St Ambrose College. Acoustic report addressing conditions 10 &12’ AECom June 2010 (AM 15062010RRp1V1 Acoustic Planning Report.) This report must be submitted and approved in advance of the commencement of any construction work on site.  Permitted hours of working are as follows:




Mon to Fri 0800 -1800 hrs




Sat 0800 – 16.00hrs



No working on Sundays or Bank Holidays.

11. Deliveries, servicing and collections, including waste collections shall be taken at the site only between the hours of 0730hours and 2000hrs.  No deliveries are to take place at any time on Sundays, Bank Holidays or Public Holidays.

12. Details of any external plant/air conditioning units to be submitted and acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating (in accordance with BS 4142:1997). The external plant / air conditioning units must be acoustically treated in accordance with a scheme devised to be achieve the noise critieria specified within Table 5.10 of the report ‘St Ambrose College. Acoustic report addressing conditions 10 &12’ AECom June 2010 (AM 15062010RRp1V1 Acoustic Planning Report). The noise emitted must not exhibit any distinguishable tonal or impulsive element.  Details of all mitigation measures to be employed will be provided within this report and submitted for approval in advance of the installation of all said equipment. All equipment will be adequately serviced and maintained in accordance with manufacturer’s instructions to ensure compliance with specified noise criteria. 

13. Retention of access and parking facilities

14. Provision of access and parking provision

15. Prior to the commencement of development details for the phasing of development, including the provision of the sports facilities and playing pitches, and temporary replacement pitch provision to protect and ensure the continuity of the existing use (including community use where this currently takes place and the delivery of the national curriculum for sport) during the construction period shall be submitted to and approved in writing by the Local Planning Authority after consultation with Sport England.  The scheme shall ensure that the temporary replacement pitches remain at least as accessible and at least and at least equivalent in terms of size, usefulness, attractiveness and quality and include a timetable for implementation. The development shall be carried out in accordance with the approved details.


16. Prior to the commencement of the development full details of the design, specification and layout of all indoor and outdoor sports facilities shall comply with relevant Sport England/National Governing Body Technical Design Guidance Notes including ‘Natural turf for Sport’, ‘A guide to the design, specification and construction of MUGA’s and STP’s, ‘Accessible Sports Facilities’, ‘Sports Halls Design and Layouts’ and ‘Swimming Pool Design’ shall be submitted to and approved in writing by the Local Planning Authority in consultation with Sport England.  The Sports facilities shall be constructed in accordance with the approved design and layout details prior to the new school first being brought into use or within a timescale to be first agreed in writing with the Local Planning Authority after consultation with Sport England.


17. Before the development hereby permitted is commenced a scheme for the improvement and maintenance of playing field drainage, based upon an assessment of the existing playing field quality and ground conditions of the existing school buildings to be demolished including an improvement and maintenance implementation programme, shall be submitted to and approved in writing by the local Planning Authority after consultation with Sport England Authority.  The playing fields shall thereafter be improved and maintained in accordance with the approved scheme.


18. Prior to the commencement of the development a Community Use Scheme for both indoor and outdoor sports provision shall be submitted to and approved in writing by the Local Planning.  The scheme shall include details of pricing policy, hours of use, access by non-school users/non-members, management responsibilities and include a mechanism for review.  The approved Scheme shall be implemented upon commencement of use of the development.


19. No use of the flat roof areas to be used except for maintenance purposes.


20. Notwithstanding the details submitted to date, no permission is hereby given for the bin store in its current location.  As such, and prior to the commencement of development, details of a revised location for the proposed bin store within the site and details of the size, scale, design and materials of the bin store shall be shall be submitted to and approved in writing to the LPA.


21. Details of external maintenance store, spectator shelter structure and seeding shelter to be submitted.


22. Details of proposed United Utilities electric sub-station to be submitted.

23. The applicant will submit for approval a pitch management plan to ensure that disturbance to neighbours is kept to a minimum.  The pitches must only be used within the following times:




Monday – Friday  0900-1900 hrs use of all school pitches. 




Saturday  0900-1700 hrs use of all school pitches.  



0900-1900 use of cricket pitch in summer.




No use of any pitch on Sundays or Bank Holidays.

24. Updated Travel Plan

25. Submission of cycle rack and store details


26. Submission of car-parking layout


27. Submission of parking layout provision for construction vehicles.

28. Submission of traffic management plan for the construction phase.


29. Wheel wash measures (construction traffic)

30. Details of external lights and CCTV to be submitted


31. Contaminated Land condition


32. Landscape maintenance


33. Design and layout of bus circulation areas to be approved


34. Development to be carried out in accordance with approved Flood Risk Assessment    


SJC
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